Attachment B
City of Rockville Twinbrook Neighborhood Plan

Mayor and Council Recommended Draft — April 2009

Mayor and Councill

Recommended Draft

Twinbrook Neighborhood
Plan

City of Rockuville

Dept. of Community Planning and Development Service
111 Maryland Avenue, Rockville, MD 20850
240-314-8200 www.rockvillemd.gov

B-1



Attachment B
City of Rockville Twinbrook Neighborhood Plan

Mayor and Council Recommended Draft — April 2009

Mayor and Council
Susan Hoffman, Mayor
John Britton
Piotr Gajewski
Phyllis Marcuccio
Anne M. Robbins

Planning Commission

Sarah Medearis, Chair 2009
David Hill

Steve Johnson, Chair 2007
Kate Ostell

Tracy Pakulniewicz-Chidiac

John Tyner Il
Robin Wiener, Chair 2008

Twinbrook Neighborhood Plan Advisory Group
Active Members
Joseph McClane, Co-Chairperson and Editor
John Tyner IlI, Editor and Former Co-Chairperson
Pamela Slatt Fagelson, Co-Chairperson
Paula Squire Waterman, Editor
Martha Abrams
Linda Bozzonetti
Sandra Conner
Dean Fiala
Robert Ostlund
Denise Fredericks Sanford
Lora Meisner
Judy Miller
Lesley Straus

City of Rockville Staff
Ann Wallas, Planner lll, Project Manager
Jim Wasilak, Chief of Planning
Mayra Bayonet, Planner I
Jennifer Zirkle, former Planner |

Department of Community Planning and Development Seices
111 Maryland Avenue
Rockville, Maryland, 20850
240-314-8200
http://www.rockvillemd.gov/masterplan/twinbrook/iexi html



Attachment B
City of Rockville Twinbrook Neighborhood Plan

Mayor and Council Recommended Draft — April 2009
Page 7 (TNPAG Draft Plan Reference)
Chapter 1: Introduction

Purpose

The primary purpose for preparing a neighborhoaah fibr Twinbrook is to provide area
residents and property owners with an opportumitglan for their community’s future.
This plan is intended to offer a blueprint for temmunity for the next twenty years.
The members of the Advisory Group worked very raard for long hours to make sure
that the Plan is in line with the Mayor and Cousdflarch 2004 initiative to strengthen
Rockville’s neighborhoods and sense of communityg, @ ensure that new development
in the City enhances Rockuville’s quality of life.

Planning Area Description

The Twinbrook area is located in the southeastectian of the City and the
neighborhoods are bounded by the CSX and Metrmealltracks to the southwest, First
Street/Norbeck Road to the northwest and the Cagstern boundary along Rock Creek
Park and Twinbrook Parkway. The neighborhoods mected by Veirs Mill Road,

which contains the primary commercial node in tfeaa

The City of Rockville Master Plan considers theaamerth of Veirs Mill Road to be
Planning Area 7, Twinbrook Forest/Northeast RodkviPlanning Area 8, Twinbrook, is
south of Veirs Mill Road. However, many City resitke consider the “Twinbrook”
neighborhood to be located both north and soutfeas Mill Road, and for the purposes
of developing a new Twinbrook Neighborhood Plae, tthio Planning Areas are being
considered together. Considering the two adjackminmg areas together offers an
opportunity to examine the land use and zoning etds) together with other shared
concerns, in a consistent and even-handed manner

Planning History

The Twinbrook neighborhoods south of Veirs Mill Rid@lanning Area 8) were
considered in the 1982 Twinbrook Neighborhood Pldre neighborhoods north of Veirs
Mill Road (Planning Area 7) have not previously beensidered at the neighborhood
level, but were studied as part of the City-wideskéa Plan, which was adopted by the
Mayor and Council in November 2002.

The Twinbrook Neighborhood Plan (Planning Areaf8 @82 expressed the following
goal as its primary vision statement: (p. 11):

“The Twinbrook Neighborhood should be a “communityiaracterized by high quality
living space and excellence in provision of comnyservices and facilities, public and
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private, at a scale appropriate for maintaining emdlancing the present integrity of the
neighborhood.”

This statement expressed the desires of the contyrmatrthe time and stood out as the
primary goal for the entire document. It formed the
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basis for the supporting objectives and policiethefNeighborhood Plan in the various
components of the document (transportation, housamgl use and zoning,
environmental protection, community services, ratom and parks, etc.).

The 1982 Plan outlined four related objectives pravide more specifics as to the intent
of the goal and how it might be achieved (p. 11):

“Sustaining the existing residential characterin@pally single family, owner-

occupied detached housing), through continuatiamgif standards for

maintaining and enhancing housing and communityitias;”

» “Denying external attempts of encroachment; (zomingnges which would
impact the character of the neighborhood.)”

» _“Continuing to seek direction from the neighborhadissues affecting its
future;”

* “Encouraging safe circulation for pedestrians aeldicles.”

This goal and four objectives are as relevant takathey were twenty-four years ago.

The City’'s 2002 Comprehensive Master Plan confirtiredintent of the 1982 Plan for
Planning Area 8 while recommending that the curresidential zoning be retained for
Planning Area 7. The Plan noted that there wereams about residential maintenance
and inadequate buffering between residential ahdratses in both Planning Areas.

Neighborhood Vision

The existing Twinbrook Neighborhood Plan (Plannirga 8, approved in 1982) and the
recommendations approved in the City-wide ComprsiverMaster Plan (approved
2002) for Twinbrook Forest and Northeast RockviRéanning Area 7) acted as a
starting point in the identification and evaluatwiithe issues and conditions.

The Advisory Group used the goals and objectives fthe 1982 Plan as the basis for
formulating their vision for the new neighborhoddmp They also looked to the City’s
fundamental vision for the entire City, as statethe Comprehensive Master Plan of
2002:
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“Rockville will continue to be a city that emphasszthe characteristics of a small town
community, offers an excellent quality of life, prdes a responsive government serving
its citizens, and has a distinct positive identiig to its history.”

The Advisory Group proposed the following visiom tbe community:

“Twinbrook has evolved from a low-density, singieily residential suburban area, into
an increasingly diverse and densely populated beidfood. One constant has always
been a community that values civic engagement aatitg of life issues. The Twinbrook
Neighborhood Plan seeks to preserve these strermtinsaintaining and enhancing the
historic residential character of Twinbrook; by wgdjng its publicly owned spaces and
facilities; by intelligent planning/zoning that entages easy access to retail and mass
transit, provides for recreation while fosteringrouunity pride; and, by directing future
growth towards mixed-use development on land ctigreoned for commercial and
industrial uses, as designated in this Plan.”

Twinbrook Neighborhood Planning Process
The Twinbrook neighborhood planning process proedexs follows:

* Assemble staff Resource Team

e Outreach to Community and Community Workshops
» Advisory Group Appointment and Formation

» _Advisory Group Meetings

» Drafting of Plan and Recommendations

Page 9TNPAG Dralt Plan Reference)

* Neighborhood Meetings to Review Draft plan

* Final Draft completed and Approved

* Planning Commission Public Hearing and Approval

* Mayor and Council Public Hearing, Review and Adopti

The foundation for the planning process began withneighborhood meetings held on
November 9 and 16, 2004. The meetings were welhdéd by both community

residents and City staff. At each meeting participavere divided into groups and a
Strengths Weaknesses Opportunities and Threats {[§\&&@rcise was conducted to

help the community identify the issues facing th@articipants ranked their responses in
order of importance and staff tallied the responkeaddition a survey was sent to every
address within the two Planning Areas and more Bthresponses were received. The
concerns expressed were similar to those broughdtdhe meeting. City staff was also
surveyed to determine their concerns about the Bk area.
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The major issues, reflected throughout the SWOTsamdey process, were that residents
regarded the neighborhood’s proximity to Metro,gbiag and services, parks and
recreational facilities as strengths. They alsaedltheir neighbors and the diversity of
the area. Increasing traffic, inadequate code eafoent, crime and loitering and the
possibility of adverse impacts from adjacent retilgu@ent were regarded as weaknesses
and threats. Opportunities were seen in the akdiiynprove and expand their homes;
increased recreational options from both the Qiky the commercial sector and
increased transit options — particularly in sersiteand from the Metro.

Twinbrook Neighborhood Plan Advisory Group

The Mayor and Council appointed the 22-member Tvaak Advisory Group on March
7, 2005. The Advisory Group consisted primarilynefghborhood residents, many of
whom worked closely with their respective neighlmath associations. The Group, and
City staff, sought input and participation from afaisiness and property owners during
the process.

The Twinbrook Neighborhood Plan Advisory Group higddfirst meeting on April 7,
2005, at the Twinbrook Community Center Annex, apgiroximately twice a month at
locations within the community until the Fall of @) and considered a range of topics
related to the future of Twinbrook, including futdand use, housing, non-residential
areas, transportation, public facilities and comityuservices and the impact of adjacent
development. City staff has also maintained enaitact with a group of community,
business and County planning stakeholders througheuPlanning process.

Demographic and Social Indicators

City staff compiled the following demographic pte§ of the two Twinbrook Planning
Areas, and the City as a whole, from data obtabnetthe US Census of 2000.
Demographic information is an important tool fdoahting City resources, and is also
used to support applications for state and fedaraling for future schools, parks, senior
centers, libraries, housing and hospitals. It$® anportant for residents to understand
the trends within their neighborhoods and help themulate the future direction of
needed City services within the community
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Twinbrook Total for
Neighborhood General | Twinbrook: Forest- both City of
Characteristics Planning Northeast Twinbrook Rockville
Area 8 Rockville: Planning
Planning Area 7 Areas:

Population 5,414 5,433 10,847 47,388
Male 2,767 2,692 5,459 23,106
Female 2,647 2,741 5,388 24,282

Under 5 years 345 361 706 2,992

65 years and over 612 719 1,331 6,215

Housing 2,683 2,006 4,689 17,786
Median value (dollars) 148,500 159,717 154,109 198,700
Occupied housing units 2,624 1,964 4,588 17,247
Ownereccupied 1,580 1,477 3,057 11,669

Renter-occupied 1,044 487 1,531 5,578
Vacant housing units 59 42 101 539

US Census 2000
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Twinbrook Total for
Social Characteristics Twinbrook: Forest- both
Planning Northeast Twinbrook City of
Area 8 Rockville Planning Rockville
Planning Areas:
Area 7
Population 25 years and over 3,837 4,229 8,066 33,216
High school graduate or higher 3,126 3,633 6,759 29,601
Bachelor’s Degree or higher 1,151 1,657 2,808 17,581
Population of one race 4,148 4,443 8,591 45,907
White alone 3,362 3,427 6,789 32,120
Black /African American alone 335 396 731 4,317
Hispanic or Latino* 1,19( 860 2,050 5,529
American Indian and Alaska 30 31 61 160
Native alone
Asian alone 402 562 964 7,030
Native Hawaiian and Other 5 1 6 15
Pacific Islander alone
Some other race alone 14 26 40 2,265
Population of two or more races 19 130 149 1,481
Speak a language other than
English at home (5 years and 1,916 1,660 3,576 16,349
over)

US Census 2000
* Hispanic or Latino can be of any race

This data indicates that 22% of the residents ahiihg Area 8 and 16% of Planning
Area 7 identified themselves as Hispanic or Laimthe 2000 Census, making those of
Hispanic or Latino origin the largest minority ehingroup in the Twinbrook
neighborhoods
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Twinbrook Total for
Economic Characteristics Twinbrook: Forest- both City of
Planning Northeast Twinbrook | Rockville
Area 8 Rockville Planning
Planning Areas:
Area 7
In labor force
(16 years and over) 2,938 3,216 6,154 25,037
Median family income (dollars) 59,993 71,956 65,975 79,051
Per Capita income (dollars) 23,594 25,404 24,499 30,518
Families below poverty level 115 117 232 668
Individuals below poverty leve 459 473 932 3,555
Percentage of individuals below 8.5% 8.7% 8.6% 7.5%
poverty level

Census 2000

According to the U.S. Census in 2000, the two Twook Planning Areas had a
household population of 10,864 - 5,388 females (bafd 5,459 (50%) males. 26% of
the population were under 18 years old, and 12% ®8ryears and older.

Size of Households

The US Census 2000 indicated that the average holassize in the Twinbrook areas
was 2.8 persons per household, compared with 288 p& per household citywide.
Planning Area 8 is estimated at 2.9 persons pesdimid and Planning Area 7 at 2.7
persons per household, indicating that there ame mesidents per household in
Twinbrook than in both the balance of the City, #&mel County as a whole.

Household Composition

Family households made up 71% of the householdsvinbrook. This figure includes
both married-couple families (56%) and other faesil{15%). Nonfamily households
made up to 8% of all households in Twinbrook. Fensithgle parent households
comprised 11% of the population, and one-persosdionids comprised 21% of the
population.



Attachment B
City of Rockville Twinbrook Neighborhood Plan

Mayor and Council Recommended Draft — April 2009
Senior Citizens Living Alone
According to the US Census 2000 there were 278eats (17% of the City total) of 65

years and older living alone in the three censartdrthat make up the Twinbrook
neighborhoods.

Twinbrook Neighborhoods — Senior Citizens Living Abne

Male Householder; living | Female Householder; living
alone; 65 years and older| Alone; 65 years and older

Census Tract 7011-02

(Planning Area 8) 14 119

Census Tract 7011-01
(Planning Area 7 south of 0 18
Baltimore Road)

Census Tract 7009-03
(Planning 7 north of

Baltimore Road including 26 95
part of East Rockville)

City of Rockville 334 1,238
US Census 2000

Page 1ATFNRPAG Draft Plan-Reference)

Occupied Housing Units Characteristics

The Twinbrook area has approximately 3,848 housiits, 2% of which were vacant
and 98% occupied. There are very few vacant lotsteithat could be re-subdivided
within the planning area. On the total occupieddmog units, 67% were owner occupied
and 33% renter occupied.

Demographic Trends

While the decennial U.S. Census provides the nuastrate information about the
demographic composition of a neighborhood it dassloy the very nature of its ten-year
cycle, capture change over time within the ten-yeae frame. There are a number of
additional sources of data, but many of them aogeptions, and most are not available at
the neighborhood scale. One exception is datadelll by the Montgomery County
school system, which keeps records of the numbigrapls eligible for the English for
Speakers of Other Languages
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Twinbrook and Meadow Hall Elementary Schools

Free and Reduced-price Meal System Rate
(As compared with Montgomery County as a whole)

School Year Twinbrook ElementafyMeadow Hall Elementary Montgomery
(Planning Area 8) | (Planning Area 7 — minus  County
Burgundy Estates)
2000 — 2001 48.1% 28.7% 27.6%
2001 — 2002 50.1% 33.0% 27.4%
2002 — 2003 53.7% 38.3% 28.4%
2003 — 2004 55.2% 39.7% 28.9%
2004 — 2005 60.3% 37.7% 30.0%
2005 - 2006 59.3% 42.9% 31.5%
2006 - 2007 56.9% 37.4% 29.7%
2007 - 2008 55.9% 37.0% 30.5%

Source: Montgomery County Public Scho@shools at a Glance

These figures indicate that the level of need haseased in the Twinbrook area over the
years, both at greater levels within each schowl,a a faster rate than in the County as a
whole.

Twinbrook and Meadow Hall Elementary Schools
English for Speakers of Other Languages (ESOL) Rate
(As compared with Montgomery County as a whole)

School Year Twinbrook ElementafyMeadow Hall Elementary Montgomery
(Planning Area 8) | (Planning Area 7 — minus  County
Burgundy Estates)

2000 — 2001 21.9% 11.0% 8.2%

2001 — 2002 25.2% 11.3% 10.4%
2002 — 2003 25.2% 11.7% 11.8%
2003 — 2004 20.4% 10.9% 11.0%
2004 — 2005 20.8% 12.5% 12.3%
2005 - 2006 32.0% 14.1% 14.8%
2006 - 2007 38.1% 12.9% 16.4%
2007 - 2008 43.5% 17.6% 18.8%

Source: Montgomery County Public Scho@shools at a Glance

These figures indicate that the Twinbrook Elemgn&aroliment area has a significantly
higher level of diversity than the Meadow Hall greich has a similar level of diversity
to the County as a whole.

Page1ATNPAG Draft Plan Referes) |
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(ESOL) Program, as well as the Free and Reduced $4stem (FARMS) program.
Eligibility for the ESOL program depends upon adlsilevel of English language
fluency, while the eligibility threshold for FARM&anges from year to year, but is set
above the Federal poverty level. The enrollmera &we Twinbrook Elementary School

is approximately contiguous with Planning Area 8jlerthe enroliment area for Meadow
Hall Elementary School is contiguous with Plannirga 7, minus Burgundy Estates,
which lies within the Maryvale Elementary Schoouhdary.

Regional Context: External Pressures on the Twinbrok Neighborhoods

The Twinbrook Neighborhood Plan addresses issupsriamt to its residents and seeks
to define the neighborhood’s role within the CifyRockville and in the surrounding area
of Montgomery County. The economy of metropolitaasdhington D.C. remains
stronger than many other parts of the country. Wjaople, and the businesses that
employ and serve them, want to move here to ehj@yigh quality of life and
opportunity that this area offers.

The population of Montgomery County, including gy of Rockville, is expected to
increase by 207,000 people — approximately 18.%#tha population of 1,145,000
anticipated by 2030. The number of households peebed to increase by 94,300 - or
21% - over the same period, with 441,300 anticghaie2030. The County’s household
composition is projected to look different in theture, with more single person and
childless households than in the past. MNCPPC’8 ZDénsus update survey showed
that 53% of County households have two peopless. las household sizes decrease,
more and more residents are looking for less fiadit housing options such as
townhouses, apartments and single family homesmatier |ots.

The population and household growth projection$ireed above indicate that
Montgomery County will need to add around 94,0004mag units during the next
twenty-five years to accommodate its expected drottowever, very little developable
land remains. The County has made a commitmerdriserve large areas of rural land
and to protect hundreds of thousands of acresigricultural Reserve, thus limiting
the amount of land available for new housing. Thallenge of where to find the capacity
to accommodate the projected population increasddasathe County to look towards
redevelopment and infill, and to redirect its plawgnefforts towards small area planning,
especially around transportation nodes, with atgreamphasis on public participation.
The County envisages the redevelopment of comnestogoping centers into vital,
mixed-use
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Montgomery County (including City of Rockville)

Summary of Intermediate Population Forecasts

2000 2005 2010 2015 2020 2025 2030

873,300 938,000
990,000 | 1,035,000| 1,075,000| 1,112,000| 1,145,000

Summary of Intermediate Household Forecasts

2000 2005 2010 2015 2020 2025 2030

324,600 347,000 370,000 390,000 407,900 424,800 ,3@001

Source: Metropolitan Council of Governments (MWC®®BJnd 7.0 Cooperative Forecasts. Fall 2007
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communities that include a range of amenities ardip space. This effort is outlined in
the Planning Framework Report entitled “Revitaligidenters... Reshaping
Boulevards... Creating Great Public Spaces...” Like Momery County, the City of
Rockville is fast becoming “built out”, in that tieeis very little undeveloped land left,
and infill development, as well as the redevelopnoéminderutilized sites and obsolete
uses, will allow the City to meet its current antufe needs.

The City has also recognized the need for the &fraiall-area planning that the County
is now undertaking, and community involvement lsalmark of our planning process.
This new Twinbrook Neighborhood Plan reflects thig’€ commitment to include its
citizens in the process of planning for the futof¢heir own neighborhoods.

In an effort to manage its future growth, the Qias made a major effort to update and
revise the Zoning Ordinance. The previous Zoninditance dated from 1975 and
reflected standards that were appropriate for Greénfield” development in the new,
growing suburban community that was the Rockvifléhaty years ago. The City’s code
has been revised to incorporate new ideas and aeing concepts that can help to shape
a city which is maturing towards full developme®tich code concepts will be helpful in
carrying out the recommendations of the Twinbro@kgiborhood Plan, as well as those
of other area plans within the City.

The Advisory Group made a special effort to coaatknts recommendations within the
overall needs of the community, and not just addeash planning element separately.
Each of the subject chapters in the Plan was ceraildn the context of all other
chapters. To guide deliberations, a series of‘fbatalysts” — or goals - was created to
act as guides when working with the traditionahpliag elements. These catalysts group
together Plan recommendations from the varioustehsiand should help residents, and
the City, to identify projects and programs that balp meet the objectives laid out in
each catalyst. They are more fully explained ima@ar Eight — Implementation.
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» Catalyst 1.The Residential Areas: Maintain and enhance thideatial character
of the Twinbrook neighborhoods to ensure continuatility and sustainability.

» Catalyst 2:The Public Realm: Maintain, upgrade and acquitdiply-owned
land to ensure that recreational opportunitiesipazcessibility and the natural
environment enhance the quality of life for allidests.

» Catalyst 3:Transportation and Accessibility: Promote safé easy multi-modal
access to mass transit, retail and community fessli

» Catalyst 4:The Commercial Areas: Promote the renewal of thafbrook
neighborhood commercial areas.

» Catalyst 5:The Industrial Areafromote the renewal of the Twinbrook
neighborhood industrial areas.
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e e
Chapter 2: Land Use

Analysis of Issues

This chapter describes the general land use aridgoategories within the Twinbrook
neighborhoods and gives a brief overview of theopsed zoning changes recommended
in the Plan. More detailed information, togethetrwecommendations for the future use
of specific areas can be found in Chapter 3 on kgusnd Chapter 4 on Commercial and
Industrial Areas.

Land Use Patterns

There are approximately 1,300 acres of land withetwo Twinbrook Planning Areas (7
and 8), of which the vast majority is devoted togte-family housing.

Land use patterns in the Twinbrook neighborhood®wstablished when the area was
first developed during the 1940s, 1950s and 1960 area’s “residential wedge”
nature was further confirmed by the City of Roclkvd 1960 Master Plan and by the
1964 Montgomery County General Plan, which laidtbetsystem of residential wedges
and commercial corridors that defines the Countiayo Subsequent City Master Plans,
including the 1982 Twinbrook Neighborhood Plan,fcomed this development pattern.

The city’s location along major transportation adors such as Route 355 (Rockville
Pike/Hungerford Drive/Frederick Road), the MetraRiee, and 1-270 has led to the
development of Rockville as a corridor city, andas become a major employment and
retail center in the County affecting traffic patte, business location decisions, and
housing growth and appreciation.

There is very little vacant land available in Rodlkey and there is little vacant land
immediately adjacent to the city limits that candomexed in and developed. Future
development within the existing corporate limitsRaickville will be either the
redevelopment of existing sites, such as Town Sgaad Twinbrook Station,

or in-fill on the few remaining vacant or underdieyed lots.

Zoning in Rockville
The City has recently undertaken a revision ofabeing Ordinance. The single-unit

residential zones have been retained, with minatifications, while mixed-use zones
have replaced the commercial and light industasales.
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Protecting the integrity of single-unit residentigighborhoods has been a consistent
goal of previous City and Neighborhood Plans, dnglPlan aims to continue towards
that goal. Although the majority of land within tl@inbrook neighborhoods is zoned
for single-unit residential use, multi-unit resitiahis also allowed within the northern
portion of the area. Some non-residential usesh aa schools - are also permitted in
residential zones as a Conditional Use and areesutg) a Level 3 Site Plan Review
process. There is not a separate zone for “ScluvdChurch”.

When zoning was first put in place in the Citymghasized single-use zones, separating
commercial and industrial uses from residentiasu®éthin each use zone different
types of structures were separated — for example,

Page 20TNPAG Draft Plan Reference)

townhouses could not be constructed within a stngiéresidential zone. The
Twinbrook neighborhoods were built using this tgbeingle-use, single-structure
zoning.

As the City developed, it was recognized that gasation of uses and building types
made access to transit, shopping and other amediffecult and a series of more
flexible zoning categories was created as a rentggigcial Development Procedures,
which emphasized a mix of different types of hogsmthin the development, were the
first of these flexible zones: an overlay zonequeito each circumstance, was developed
and was applied over the base residential zonehalemained in place. The Twinbrook
Forest condominium townhouses were developed ukiagype of procedure. The
Planned Residential Unit (PRU) overlay zone estabk the town house standards, but
the area retained the R-60 residential base zonee kcently the Residential
Townhouse Development (RTH) procedure was usetiaw &r townhouse
development in suitable areas of the City, usuallgct as a transitional area between
commercial and high-density areas and single-uadsa Examples in the Twinbrook
neighborhoods include Ashleigh Woods, RockcrestrSand Cambridge Walk | and |I.

Mixed-Use zones were initially implemented in thetro areas and along Rockville Pike
but have now been expanded to a wider range oéphabere the City wants to
encourage a mix of uses, increase the number @itgoptions, and maximize on the
public investment already made in transit systenasather public infrastructure.

Changing a Zone
The zoning of each parcel is indicated on the Gibfficial zoning map. The zoning map

can only be altered through a Map Amendment prodédsse are two ways by which
this can be achieved:
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Sectional Map Amendment—

Amends the zoning map for a section of the Cityered by a Master Plan. The City
initiates this process — often through a NeighbodhBlan such as this one - and public
notice, including a public hearing, is required.

Local Map Amendment —

Can be initiated by a property owner who must destrate that there has been either a
substantial change in the character of the neididwat since the last comprehensive
zoning, which was not anticipated by the masten,pba that there was a mistake in
applying the original zone.

Development Standards

Each zone has a separate set of development siarttiat govern the size and bulk of
buildings within the zone. The current developnmstahdards control height, lot

coverage, setbacks, lot sizes, and accessoryugtescthey are not architectural standards
or guidelines, and do not regulate the style oeapgnce of the buildings.

A development nonconformity can arise when somea@syf the land or buildings does
not meet the current Ordinance requirements, ssiehsgtback requirement that was put
into the Ordinance after the structure was bdilhé building that is a development
nonconformity is demolished or damaged to more &G of its replacement cost, new
construction must conform to today’s zoning requieats.

Residential Zoning

As noted, the majority of the land in Planning Az§aand 8 is zoned for residential uses
with the balance zoned for commercial and industisas. There are currently four
residential zones within the two Planning Arease fajority of the land in Planning
Area 8 is zoned R-60 (6,000 sq ft per lot minimdan)single-unit

oot TR A Poe Pl Brofoapne
FlopoPL DA s e L B e

homes, while Planning Area 7 features R-60 and ROJIDO sq ft per lot minimum)
zones. R-90 serves as a base zone for uses odimesitigle family homes in the
Twinbrook area — for example for Rockville High $oh— and there are no residential
properties constructed to R-90 standards in thenbmeok neighborhoods.

Two multi-unit garden-style apartment communities lacated in the northern portion of
the planning area close to the intersection ofiBaite Road and Twinbrook Parkway.
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The Forest Apartments occupies an 11.53 acrevditiée The Woods Edge apartment
complex occupies a 7.43 acre site.

Current Non-Residential Areas

While very little of the Twinbrook area is zoned feon-residential uses, it occupies an
important place in the community.

Commercial Land Uses

There are approximately 19.35 acres of commeraral in the Twinbrook
neighborhoods. The Veirs Mill Road corridor actdbath a common area and a dividing
line between the two Twinbrook communities, andtaors the main commercial area
serving the neighborhood. Shopping centers areéddaan both sides of Veirs Mill Road,
near the intersection with Atlantic Avenue and ¢hisran additional small retail site on
Atlantic Avenue. The area comprises 17.41 acre$, approximately 11 acres on the
northern side of Veirs Mill Road, and the balanoédlte southern side of the road. Under
the previous Zoning Ordinance it was zoned C-2Qh¢s general commercial zone,
which allowed, by right, for a wide range of go@i&l services, including a variety of
retail and office uses, with a maximum height otoigix stories or 75 feet.

The Burgundy Shopping Center is a small neighbathemmvenience center located at
the intersection of Baltimore Road and First Stmeethe western boundary of the area.
The 1.94-acre site was zoned C-1 Local Commeraidéuthe previous Zoning
Ordinance, which allowed small-scale, neighborhoented, goods and services.

Industrial Land Uses

The Twinbrook area has a relatively small servichustrial area adjacent to the
Twinbrook Metro Station. The Lewis Avenue Indudtdeea comprises four sites with a
total land area of approximately 5.40 acres. edride previous Zoning Ordinance it
was zoned I-2 (Light Industrial) the City’s ligimdustrial zone that allowed for a general
mix of industrial uses including “any light manufaing, processing or compounding
use.” The Lewis Avenue businesses reflect this Mire low-rise office buildings at
12720 and 12750 Twinbrook Parkway were zoned let\(i8e Industrial). Service
industrial uses constitute approximately 2% ofditg's land base, and there are
currently over two million square feet of serviogustrial space within Rockville. Many
of the sites appear to have very little room fgpamsion, and the 1982 Twinbrook Plan
recommended that the light industrial zone shooldoe permitted to expand in size or
height.

Hage et NS BraftPlanRelence)
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Impacts of Adjacent Development

The Twinbrook neighborhoods are a residential esttanof the older central city and
remain a commuter location, even though more jobsiaw available in Rockville.
Redevelopment around the Twinbrook Metro staticsh @ong the Rockville Pike
corridor, together with Town Center development| have an impact upon the
neighborhood.

The Twinbrook Metro site falls within the City’s Tmbrook Metro Performance Area,
which forms the southern portion of the Rockvilikd”Corridor Planning Area, and thus
is outside the purview of this Plan. Portions @& fiioperty were formerly under
Montgomery County jurisdiction, but were annexet ithe City in June 2005. The site is
slated for redevelopment as part of Twinbrook Statind the developer — the JBG
Companies — has undertaken to build at height®ofore than forty feet high at the
edge of the project in order to provide a buffertfee adjacent single-family residential
neighborhood. Approval has been given for 1,59%irfamily units and approximately
545,000 square feet of retail and office space.

This Plan aims to ensure that a transitional a#esmms between the neighborhood and
the Twinbrook Metro Performance Area and recommdénalsthe industrial sites on
Lewis Avenue and in the Twinbrook/Ardennes areaaiernwithin Twinbrook
Neighborhood Planning Area 8.

The MNCPPC Twinbrook Sector Plan for the area sotithe city boundary is aimed at
fostering the creation of a transit-oriented, mixmsg community that will also support
light industrial uses and encourage the advanadthtdogy and biotechnology
industries. The Sector Plan proposes 1,000 — 80@Bfamily dwelling units and
approximately 4.9 million square feet of commersjadce for the planning area.

Redevelopment
This Plan recommends zoning changes for the mauttilfy residential areas and the
existing commercial and industrial areas. Theetdiglow summarizes the approximate

densities that each change might yield: more in&dirom can be found in Chapter 3 for
residential properties and in Chapter 4 for the m@ntial and industrial areas.
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Potential density increases: Dwelling Unit, Retaiand Office Yield

Property Previous | Current Sq ft/ Proposed | Potential Sq ft/
Zone Dwelling Units Zone Dwelling Units
(Including MPDUS)
The Woods Edge R-20 162 m/f RMD-25 | DU: +/- 185
14001 Cove Lane Mix of housing types
The Forest R-30 168 m/f RMD-25 | DU: +/- 288
2000 Baltimore Road Mix of housing types
Veirs Mill Road C-2 Current (excluding MXNC Max under zone:
Commercial Area Library) DU: +/- 800 m/f
Retail: +/-175,000 sq ft DU: +/- 60 t/h
Maximum under zone: Retail: +/- 150,000 sq ft
(excluding Library)
Mixed commercial Office: +/- 77,000 sq ft
(office/retall):
+/- 1,183,000 sq ft
AvalonBay -1 Office: 50,235 sq ft MXB DU: 240 m/f
Companies
12720 Twinbrook
Parkway
Lewis Avenue -2 Light Industrial: I-L DU: +/- 50 m/f
Industrial Area 112,063 sq ft Industrial:
80,000 sq ft
Office: 33,000 sq ft
Burgundy Center C-1 Retail: 16,000 sq ft MXC | DU: +/- 15 m/f

Retail: +/- 16,000 sq ft

Proposed Density outside the TNP area:

* Within City limits, Twinbrook Station (formerly Twbrook Commons) has
approval for 1,595 multi-family units and approxtelg 545,000 square feet of
retail and office space.

 The MNCPPC Twinbrook Sector Plan covers the seafdviontgomery County
bounded by Twinbrook Parkway, the CSX tracks anahivise Road. It
proposes 1,000 — 3,000 multi-family dwelling urated approximately 4.9 million

square feet of commercial space for the plannieg.ar

» Oxbridge Development at Rock Creek has obtainedoapjs for approximately
30 townhomes on Baltimore Road just outside thg I@itits.
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Redevelopment — Implementation Strategies

Commercial and industrial land within the Twinbraodéighborhoods is of relatively high
value and in an attractive location, but it doesappear ripe for redevelopment in the
immediate future because of recent renovationsviaeancy rates and general viability
for owners and tenants.

However, the area is undergoing rapid change amayt be that in the next ten to fifteen
years the owners might wish to redevelop. The €hiyuld aim to encourage change in
the industrial and commercial areas, without compsng the existing businesses in the
near term.

FlopoAOPM DA s —pe L o e

The City does not currently have a policy to proabie redevelopment of identified
sites, and some existing policies might have a dsnimg effect upon such proposals.
This Plan therefore recommends that the City foateud comprehensive redevelopment
policy with appropriate incentives for the redetent of specified areas.
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Page 27 (TNPAG Draft Plan Reference) |
Chapter 3: Residentially Zoned Areas: Housing

Summary of Recommendations:

Maintain the current residential R-60 zone for shrggle family homes within
Planning Area 8 (south of Veirs Mill Road)

* Maintain the current residential zoning for thegénfamily homes within
Planning Area 7 (north of Veirs Mill Road)

* Retain existing land use and zoning for the chus@ral schools throughout the
area. If the sites should redevelop in the futbey should be retained for single-
family residential uses, as indicated on the Pregdesidential Land Use Map.

* Confirm the rezoning of the Town House communitiesshleigh Woods,
Cambridge Walk | and Il and Rockcrest Court — fi@re0 to RMD-10.

* Confirm the rezoning of the Twinbrook Forest Conddmm on Meadow Hall
Drive from PRU-1 to PD-MH.

» Confirm the rezoning of The Woods Edge community4001 Cove Lane from
R-20 to RMD-25.

» Confirm the rezoning of The Forest community at@8@altimore Road from R-
30 to RMD-25.

* In order to retain the single-family home naturehef Twinbrook neighborhoods
site assembly is not recommended in the R-60, RMD¥IPD-MH zoned areas.

* Develop a Pattern Book that illustrates the existinusing types and streetscapes
and makes suggestions for compatible additiongsacry uses and infill homes

* Should individual neighborhoods choose, NeighbodhGonservation Districts
could be created through Local Initiative to casty the goals of conserving
neighborhood elements that contribute to neighbmathaharacter and identity.

» Should The Forest and Woods Edge apartment congptexevelop, they should

do soin a manner that allows for a mixture of housingety and sizes under the
RMD-25 zone. Preference should be given to a pradgbat combines the two
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sites, thus increasing the opportunity for operce@and additional desirable
features.

* Should the garden apartment complexes on TwinbRaskway that border the
City be annexed into the City, the recommended lss&lwould be mixed
residential and, should they redevelop, they shdaldo in a mannghat would
allow for a mix of housing types and sizes. Thiegudd be placed in the RMD-
25 zone.

For the United Enterprises Property on Norbeck Road Adjacent to the Civic
Center:

Confirm City Master Plan recommendation:

“Retain R-60 zone and note environmental conssdmtthe property as portions
of the site are within a stream valley or buffed afso may be within a floodplain.”

However, should this site become available in therg, the City should purchase it for
park land and steps should be taken to permanprdtgct it as parkland.

For Twinbrook Swimming Pool:
. Confirm City Master Plan recommendation:
“Maintain the R-60 zone for single family housing the Twinbrook Swimming Pool

Corporation site if it is developed or acquire $ite for additional park and green space
to increase the size of the park.”

Should the City acquire the property for parklateps should be taken to permanently
protect it as parkland. Consideration should bemiw retaining the swimming facilities

for public use (funded by the City of Rockville lay the City in partnership with
Montgomery County.)

Page 28(TNPAG Draft Plan Reference)

For Residential Properties on Pier Drive that Lie n Both the City of Rockville and
Montgomery County:

Residential properties that straddle the City-Cgulntundary line should be invited to
annex the County portion of their sites into thg/Ci
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For Affordable Housing:

* Review the City’s Housing Policy to determine wtegtthe current MPDU
program is meeting current and future housing needs

For Residential Maintenance and Code Enforcement:

* Increase public awareness regarding code enfordeamerproperty maintenance
by an increased outreach and multi-lingual edunatampaign to inform
householders of the health and safety aspectsdaf enoforcement, and the
economic benefits of compliance, utilizing transtatwhere needed in specific
instances.

* Issue a Municipal Citation without a warning notitthere is a previous
violation (weeds, trash, junk vehicles).

* Eliminate extensions where a property has a higibwolations.

* _Reduce or eliminate warnings for repeat violatorsnuisance violations, such as
high grass, junk cars, parking on grass, and trash.

* Maintain the current time allowed for abatementcaf@ndar days for trash/weeds
and 30 calendar days for repairs.

* Work closely with the non-profit sector, e.g., Coomity Ministries of Rockville
and Rebuilding Together (Christmas in April) tdhance property maintenance
for eligible properties.

» _Provide funds to hire a contractor for Court Orderepairs (painting, siding
repairs)

» Work with Neighborhood Associations to identify comnity volunteers to assist
neighbors in maintaining their properties and torsor awards for high levels of
maintenance.

» _The City and interested groups should work togethvexamine different
methods of offering financial assistance (e.g.d@dits, tax ceilings, reverse
mortgages, etc.) to senior and/or handicappedeaisizvho own their own homes
and plan to remain in them for more than five years

Analysis of Issues

The predominant land use in the Twinbrook neighbods is single-family housing, and
the 1982 Twinbrook Neighborhood plan was aimed ahiaining and enhancing the
residential character of the area. This Plan recends retaining that commitment and
seeks to ensure continued neighborhood viability sarstainability.

The Strengths Weaknesses Opportunities Threats [§Wx&rcise conducted during the
two well attended community meetings held in Noven®004 indicated that, while
Twinbrook residents appreciated the sense of contynand access to amenities that
their neighborhood affords, they had concerns abooitmunity maintenance and code
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enforcement issues. Lack of adequate code enfordeamnd overcrowding, together with
parking, were considered to be major areas of wesskand threats to the community. On
the more positive side, home improvement and expamngas regarded as a major area
of opportunity.

There is concern that inappropriate additions afill development could alter the look
and feel of the neighborhood. As land becomes malteable, Twinbrook may also
become the target of “teardowns”, where the exgstiomes are replaced with houses that
approach the maximum height and bulk allowed byZtweing Ordinance. This Plan

offers the opportunity to explore ways to help tiegghborhoods retain their character,
while ensuring that residents are able to mairdachenhance their homes.

Page29(TNPAG Draft Plan Reference)
Current Status

The Twinbrook neighborhoods have a diverse houstiogk that is generally well
maintained. The majority of homes were built betw&840 and 1959, for single-family
residential use under the current R-60 zone. SpBerelopment Procedures were
created which allowed for alternate developmentepas that were different from the
underlying zone. The Residential Townhouse (RTHrlay was developed in the 1980s
and permitted single-family attached housing, sagliCambridge Walk | and II, Ashleigh
Woods and Rockcrest Courts. The Planned ResidéntialPRU) predates the RTH
overlay, having been developed in the 1960s, dodatl for a mix of detached and
attached, and multi-family, units. The Twinbrookr€st condominium town homes were
developed using the PRU procedure. The revisedngo@rdinance has replaced the
RTH Overlay Zone with the RMD-10 zone, and thistRtanfirms the RMD-10 zone for
all of the existing town homes communities in tiverlbrook neighborhoods, with the
exception of the Twinbrook Forest condominiums,ckhis confirmed as PD-MH zone.

The residential zoning also permits some instinglaises, such as the churches
throughout the neighborhood, the three Montgomexyr®y public schools, and the
facilities at the former Broome and Lone Oak School

The area south of Veirs Mill Road (Planning Area@psists of predominantly single-
family homes of the Cape Cod and rambler styleswvtieae popular in the 1940s and
1950s. The Twinbrook Forest - Northeast Rockvitieaanorth of Veirs Mill Road
(Planning Area 7) consists of single-family propstouilt mostly in the 1950s. Two
multi-family garden-style apartment communities laated in the northern portion of
the planning area close to the intersection ofiBaite Road and Twinbrook Parkway.
The Forest Apartments occupies an 11.53-acrevgitiée The Woods Edge apartment
complex occupies a 7.43 acre site. The combinegepties include 330 apartments. The
revised Zoning Ordinance has proposed the RMD-2% for these two properties and
this Plan confirms that recommendation.
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A housing survey conducted by the City’s preseoraplanning staff in summer 2005
identified seventeen houses that pre-date WWII&1B%339, see Appendix 2). Most of
these are found in the Janeta subdivision, buetisea scattering of “country” houses
throughout the planning areas around which the-wastsubdivisions were built. Some
of these may be eligible for local or National Retgr designation.

Page 30HNPAG Draft-Planr-Reference) ‘

The popular perception of Twinbrook is that alkleé houses are the same. There is, in
fact, a variety of housing types that follow populaS. trends from the 1940s to the
1980s. The 3,600 or so houses fall into the follmngeneral categories (see Appendix 3
for more examples and more detailed descriptions)

Page 2 (TNPAG Draft Plan Reference) |
Critical Issues

The population of Montgomery County is projectedntcrease by more than 200,000
people over the next twenty-five years, and accodatiog these new residents will be a
challenge. As noted, the Twinbrook area has vemy\facant lots, or lots that could be
re-subdivided. Residents wish to retain the shfigieily nature of the Twinbrook
neighborhoods and do not wish to see individual ésites assembled into larger
parcels. Therefore, this plan recommends thaasgembly should not be permitted
within the R-60,RMD-10 or PD-MH zoned areas in Twanbrook neighborhoods This |
would mean that opportunities for infill developmerould only arise if the existing
institutional uses, such as churches and schduasd cease. This plan confirms the
existing land use of all churches and schoolshd{ are to redevelop, these sites would
be suitable locations for senior housing.

Additional residential capacity may also be gaiifede existing commercial and
industrial areas were to redevelop into a mix @suhat included residential units, and if
the existing garden apartment communities weredevelop under the RMD-25 zone
into a mix of housing types that might include $&family, townhouse and multi-family
homes. These sites would yield enough units tgérghe City’s Moderately Priced
Dwelling Unit Ordinance (MPDU) therefore providiagditional affordable housing
opportunities.

e o
A Maturing Neighborhood
As of September 2005, 2560 of the 3363 houses (thare75%) in the Twinbrook

neighborhoods were more than 50 years old. Sevehi@gses were built prior to 1940,
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mostly in the Janeta subdivision at First Streelt\@airs Mill Road. (Please see
Appendices 1 and 2, for more detailed information.)

Federal standards have set fifty years or morbasltgibility date for acceptance to the
National Register of Historic Places. Sites or ugses less than fifty years old may be
accepted to the National Register but have to eveeptionally high standards. The City
of Rockville has formally adopted the National Rster criteria and standards as its
criteria for evaluating local historic districtscasites. Following its proactive policy, the
City requires that Preservation staff evaluatetaiictures for significandeefore a
demolition permit is approved.

However, few buildings that are even fifty yeard qualify for individual designation.
Following World War Il, custom designed and buthiulses became less prevalent. Mass-
produced homes - such as the majority of thoskanTtvinbrook neighborhoods - do not
normally meet the requirements for a single sig¢dnic district, unless a person of
importance lived there, or it was the site of angigant event.

Because of the neighborhood’s close proximity smThwn Center, and both the
Twinbrook and the Rockville Metro stations, a numtseTwinbrook homes have land
values higher than the improvements value, makiegita target for teardowns or
additions that threaten the look and feel of thgim@orhood. The housing survey
provided an overview of the Twinbrook housing intgew. It also identified what kinds
of changes are taking place and the developmessres that are being placed on the
neighborhood. Many houses are being increased&wgih examples of additions and
second stories going on virtually all of the hogsstyles. Sometimes it is difficult to tell
what’s been added onto an original house and vghagw construction. The results can
be quite dramatic and the impact is most noticeahlen viewed in context with adjacent
properties. When additions are not perceived aslikafor providing the extra space an
owner or purchaser wants, the older homes are soegetorn down and new, often
large, houses are built in their places. Thesegmprovide the foundation for the
decisions that need to be made with regard to Trwids future.

Although there have been very few teardowns sdtiare have been a number of
additions, the majority of which were less thar0D,8quare feet. Several additions were
quite large at between 2,000 and 3,000 square feet.

The City has recently recommended revisions tdRH&® zone that will limit the height
of homes to 35 feet, measured at the mid-point@fitont of the building from the
surface of the pre-existing grade to the mid-pofrd gable, hip, or mansard roof or to
the roof surface of a flat roof. In the case gfale, hip or mansard roof, the height to
the peak of the roof cannot exceed 40 feet.

However, while the Zoning Ordinance regulates thiglt, bulk and setbacks from the
street and neighboring properties, it does notleggunousing style or appearance, and
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some kind of guidance might be helpful to resideansl their architects/contractors, as
they work to improve their homes. A number ofesithave recently produced Pattern
Books illustrating existing housing types and dseapes, and offering illustrations of
compatible additions, accessory uses and infill @ that can act as guides for enhancing
the neighborhood. This Plan recommends that alRéttern Book be developed.

e e e o)

This Plan recommends that, as part of the Plandmehtation process, the community
should explore mechanisms through which neighbatb@an address the external
challenges affecting them.

Neighborhood Preservation Tools

There are a variety of tools available to presemighborhood character and one of these
or a combination of two or more tools may be appate for Twinbrook, especially

given the size of this neighborhood. Each tooliteaswn advantages and disadvantages,
and it is possible that none of these tools maggdmopriate or desired by the
neighborhood. Ultimately, the decision may be to@y allow the neighborhood to
respond to market forces. Sometimes that is theemafter exploring the alternatives.

Neighborhood stabilization tools to be consideréith wespect to Twinbrook are:

1. Changes to zoning development standards
2. Neighborhood conservation district
3. Historic designation

Zoning Changes

The majority of the land in Planning Areas 7 & &aned for R-60 residential use. .
Despite the minimum lot size of 6,000 square fedhis zone (5,000 square feet for
undersized lots), there are 15,000-sq. ft lotsvimnbrook that would allow substantially
larger new houses than the existing inventory. Spraperty owners choose to demolish
existing homes and rebuild to the maximum legalding envelope, which neighbors
may feel is not appropriate for the neighborhodusTs a City-wide issue and, as noted
previously, the City recently adopted amendmemtbe R-60 zone that should meet the
needs of the majority of Twinbrook homeowners. setheew standards should be
monitored over time to ensure that they are workisgntended.

Neighborhood Conservation Districts

Neighborhoods that believe that the zoning stargddeodnot offer them sufficient
protection may wish to consider exploring througitdl Initiative (as specified in
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Section 25.14.02.C.2 of the City Zoning Ordinanebgther or not a Neighborhood
Conservation District would be appropriate for them

A Conservation District can be used to protectaleenents of a neighborhood that create
the distinctive character of the area. This protesgparate from consideration for
eligibility for Historic District status, and caretused both in neighborhoods that would
be eligible for historic designation, as well aggh that would not. Although it can be
documented that historic districts can have pasigifects on property values,
Neighborhood Conservation Districts (NCDs) may heaeying implications for

property values. An appropriate balance will neetd struck between limiting the scale
and type of new construction and the ability of leomners to expand their homes or
construct new ones: when a NCD is approved afsethitectural guidelines and
development standards would be adopted for usenaite designated area.

There are approximately twenty subdivisions in Twook and the diversity of housing
Flopo s M BA D —pe LR e o e

styles throughout the neighborhood has led totandissense of place. This sense of
place can be maintained through the preservatideadfires that define and create the
neighborhood character, and individual subdividionndaries may be an appropriate
starting point for the development of a conservatstrict.

Citizen participation is a key component of thisqgass and it is essential that NCDs be
community driven and have the broad support ofa@haiso live within the district’s
boundaries. It will be important to ensure thatedlidents are informed of the process
and of when and where decisions are to be made.

Historic Designation

There are two main types of historic designatibe:National Register of Historic Places,
and local City of Rockville designation:

National Register of Historic Places

The National Register of Historic Places is theames official list of buildings, sites,
structures and districts that the federal goverrirdeams worthy of preservation. Listing
in the National Register of Historic Places is @iity an honorary designation, as it does
not place restrictions on private property, unfeseral or state funds, licensing or
permitting is a part of a project that will chartge physical character of the property.
There are no restrictions on changes made to NdtR&gister properties owned by
private citizens using nonfederal or state govemtm@ney or not requiring a state or
federal license or permit. If a property is destgdaa Rockville Historic District and a
National Register site, exterior changes are restely the City of Rockville Historic
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District Commission, as per the City of Rockvillerding Code. Properties listed in the
National Register may be eligible for state ancefatitax credits for pre-approved
rehabilitation work.

Eligibility for National Register designation ispEndent on the potential district’s
historic integrity — the area’s ability to commuaiie its historic association through
design, materials, workmanship, location, settiagling and association. If too many
houses in the area have had significant alteratibesarea may not have sufficient
historic integrity to qualify for National Registhsting.

City of Rockville Designation:

Local historic designation is probably not the basthod for Twinbrook, other than
possibly for some of the older houses that pre-thetgpost-war development. It is
possible that one or more of the post-war housssétain sufficient architectural
integrity on the exterior could be designated basedrchitectural and design
significance. But as a wide-ranging tool, locataric designation is not a realistic goal.

Conservationmeans keeping what is already there in termszef sicale etc., and it is for
this reason, together with the possible complexitynplementing NCDs throughout the
Twinbrook area, that this Plan recommends monitpitre recently recommended City-
wide R-60 zone standards to ensure that it is mgétie needs of Twinbrook residents
and developing a Pattern Book to help guide fubun@e improvements.

Affordable Housing
There are a number of programs available to helprésidents find affordable housing:

= Housing and Community Initiatives Inc (HCI) offdvgo programs to assist
qualified Rockville homebuyers:

o First-Time Homebuyers Education classes that tdakentire process of
buying a home in Maryland, and, in association i City of Rockuville,
the

o R.E.A.C.H. program which offers qualifying firsiste homebuyers
assistance with down payments and/or closing costs.

Further information on both programs can be fourtattp://www.hcii.org/ or by
calling 301-590-2765.

= The City’s Moderately Priced Dwelling Unit (MPDUJ)qgram offers homes to
gualified first time buyers. More information dmetprogram, and the application
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process, can be foundftp://www.rockvillemd.gov/residents/MPDU/index.Htm
or by calling 240-314-8200.

= Rockville Housing Enterprises (RHE) provides mixedeme, mixed-financing,
and mixed-ownership housing within the corporatats of Rockville. They are
dedicated to enhancing opportunities for self-sigficy and quality, safe,
affordable housing for citizens of the City. Manéormation can be found at
http://www.rockvillehe.org/ or by calling 301-42465.

Property Maintenance and Code Enforcement

Two critical issues for residents of Twinbrook ardancing the livability of their
neighborhoods and maintaining their housing vallies.important that the City
maintains its infrastructure and continues fundggacement programs. The city has a
Community Enhancement Program (Telephone 240-3B84/8335) that is designed to
respond to citizen complaints about code violatidgmsnspect rental properties and to
enforce the Property Maintenance Code.

In 2008 there were 357 licensed single family awadt house rental properties located in
the Twinbrook neighborhoods: there were 136 licdnsatal homes in Planning Area 7
and 221 in Planning Area 8.This number does ndudgcthe rental garden apartment
communities. The City of Rockville requires allicemntial landlords to purchase a rental
license and submit to an annual inspection.

The City's Department of Community Planning and Elepment Services Home
Improvement Program offers assistance to resideisting to make necessary
improvements to their homes. Residents who meeinttome guidelines may apply for
low interest or deferred loans. Further inforroatis available from the Rehabilitation
Specialist at 240-314-8208.
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Chapter 4. Commercial and Industrial Areas

Summary of Recommendations
For Re-zoning and Redevelopment:

» The City of Rockville should formulate a compreheadkedevelopment Policy
with appropriate incentives for the redevelopmdrgpecified areas.

For the properties on Veirs Mill Road:

* Promote the renewal of the Twinbrook neighborhomamercial areas.

« Recommended land use: mixed-use neighborhood corrahevith a mix of
residential and commercial uses including retadl affice.

 Recommend the provision of publicly accessible og@ace.

* Ground floor retail should include a full-servicegery store and a variety of
shops and restaurants to serve the neighborhood.

» If the Shopping Center redevelops, then the exdensi Atlantic Avenue through
the Shopping Center to McAuliffe Drive should bedied to determine if the
extension will improve traffic circulation in theisounding community and if the
extension can be designed to be compatible witiptbposed redevelopment. In
the study particular attention should be paid adfitr calming, pedestrian access
and safety by utilizing the existing signalizecenrsection.”

* Improve pedestrian safety and accessibility inethigre Veirs Mill Road
commercial area.

» Confirm the Mixed Use Neighborhood Commercial Z@uXNC) — with a
maximum height of sixty-five feet.

* The text of the MXNC zone should be amended to maphe allowable uses to
ensure continued viability of the area.

For the properties on Lewis Avenue:

* The Lewis Avenue sites that are currently zonedrfdustrial use should remain
within Planning Area 8.

 Recommended land use: Mixed Use Industrial withxaafservice and light
industrial with residential and commercial uses.

e Commercial retail uses should be limited.
* No auto-related uses should be allowed.
* No adult oriented establishments should be allowed.
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* Residential units should be located on upper flamd facing on to Lewis
Avenue.

» Live-work units should be encouraged.

* The mix of uses may be vertical or horizontal, aejdeg upon site design.

* There should be no vehicular connection throughnbwaok Station from Lewis

Avenue. Access should be for pedestrians, bicyaeisemergency vehicles only.

Confirm the I-L zone.

For the properties at Twinbrook Parkway/Ardennes Avenue:

* The properties located in the area bounded by TwotbParkway, Ardennes
Avenue and Halpine Road should remain within Plagiirea 8.
» There should be no auto-related uses locatedsratiea.

Uniwest/Meljay — Twinbrook Parkway/Ardennes Avenadormer Thompson’s Dairy
Site

* Confirm the MXE zone.
12750 Twinbrook Parkway

 Recommend office/office laboratory use to be coibpatvith adjacent uses in
the County and City.

* Confirm the MXB zone.

* No auto-related uses should be allowed on this site

» Site design should be compatible with surroundireg @and take advantage of its
unique shape and “gateway” location.

12710 and 12730 Twinbrook Parkway (located in Moomtgery County)

» Should these two sites annex into the City theyikhbe rezoned MXB.
 Recommended use office/office laboratory.
* No auto-related uses should be allowed on thess. sit

12720 Twinbrook Parkway

* Recommend the site for all multi-family residentigke that will create a
horizontal mix of uses in the Twinbrook Parkway/amnhes Avenue/Halpine
Road area.

 Recommend the City-owned buffer located betweersiteeand Halpine Road be
improved by the owner of 12720 Twinbrook Parkwawpatordance with City of
Rockville specifications. The owner should workiwibhe City to maintain the
buffer in future years.
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+ Confirm the MXB zone, a transitional zone creat@duse in areas between
Metro areas and single-family residential areas.
 No auto-related uses should be allowed on this site

5946 Halpine Road:

Maintain the R-60 zone for single family housingtba site if it is developed, or acquire
the site for additional park and green space, shibldlecome available. The Mayor and
Council should explore ways to eliminate the erigthon-conforming use and convert it
to parkland or single-family residential use.

For the Burgundy Center on Baltimore Road:

* Promote the physical improvement of the Burgundgt€e

« Recommended land use: mixed-use neighborhood n@nee center, with
limited residential and a variety of stores, prefesal offices and restaurants to
serve the neighborhood.

« Residential units should only be located on thesufipors.

« Confirm the MXC zone.
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For On-going Maintenance and Management of the Comarcial and Industrial
Areas:

* The City should review its policies towards neighimmd commercial centers,
with a view towards strengthening the relationstuptsveen the business and
residential communities, and the City.

* Maintain and enhance Community Enhancement enfaeneof City's
commercial property maintenance regulations.

» _Encourage business and property owners to worlelglegth the City of
Rockville Police and to take proactive steps tacedoitering, drunkenness and
other undesirable behavior.

» The City should explore the possibility of estatiigy a City of Rockville Police
sub-station in the Veirs Mill Road commercial area.

» The City should give consideration towards usingavé commercial space in the
Veirs Mill Commercial area for community use, esplyg for teenagers and
senior citizens.

* Request REDI to include Twinbrook service and retamters as part of their
mission to strengthen and broaden the economicdid®eckuville.

* Encourage REDI to work with the Rockville Chamb&Commerce to broaden
their membership base and to strengthen theirceEs o retailers in Twinbrook.

* Encourage businesses in the Twinbrook area to foemn own Business
Association
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* Implement a City-sponsored facade improvement fmagram for neighborhood
businesses.

* Work with business and property owners to enhameertix of stores and
restaurants

Commercial Areas

There are approximately 19.35 acres of land undemeercial use in the Twinbrook
neighborhoods.

Veirs Mill Road Commercial Area

The main commercial area in the Twinbrook neighbods is located on both sides of
Veirs

oo PR RS oo s e

Mill Road at the intersection of Atlantic Avenuehd17.41 acre area was previously
zoned C-2, General Commercial, and includes SafeWwainbrook Shopping Center, the
Twinbrook branch of the Montgomery County publiaréiry system and a gas station on
the north side of Veirs Mill Road. The Twinbrook N& located on the southern side of
Veirs Mill Road and features a Post Office, theekiman Legion, a variety of small
shops, restaurants, nightclubs, and a gas st&tioanvenience store and two restaurants
are also on the southern side, at Atlantic Avenue.

The Veirs Mill Road commercial area serves bothsiireounding neighborhoods and
customers from further afield. The community hagregsed concern about the future
viability of the neighborhood shopping centersjrtBecurity, appearance and
maintenance, and the challenges they face in aairigood neighbors” to the residential
areas around them. The City is committed to prongdis residents with accessibility to
services, and the ability of local residents tokitala neighborhood center reduces
vehicular trips and both neighborhood and Town @#Rbckville Pike traffic

congestion. These concerns have led staff to thirakit how the City might facilitate
improvements to aging shopping centers within thg i&nits and, in addition, help them
to become “good neighbors” to local residents.

A City-sponsored facade improvement program isdeonsidered. Such a program
would be a good start, and would give the Cityd to offer to local businesses, but it
may not address all the issues facing retail centethe City.

A Commercial Management District has been impleeetat Rockville Town Square,

but there is no formal organizational structuraddress issues facing the retail centers in
other parts of the City. The City’s smaller rethters perform an important service for
both the City and the community at large. They pte\a wide range of goods and
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services for residents and visitors, while offerargopportunity for businesses to start up
at a relatively reasonable cost.

However, this area also offers the potential famomemodating a portion of the
residential growth that is anticipated within thigyCand the region, over the next
twenty-five years. (See Chapter 1.) It could beevetbped into an attractive
neighborhood center that would provide a “gatheplage” for the neighborhood while
meeting citizens’ retail and service needs. Oféind residential uses could complete the
“mix”. This Plan therefore recommends that the presly zoned C-2 commercial
properties be re-zoned to a Mixed-Use Neighborh@edter Zone (MXNC) to create the
conditions for such a center. (Please see Catdlystber 4 in Chapter 8:
Implementation, for additional information.)

A common indicator of whether or not an area ie fipr redevelopment is the ratio of
improvement value to land value. If the improvemsgbuildings) are valued at less than
the underlying land, the owner may consider redgyakent in order to maximize the
value of his or her investment. The Twinbrook draa a mixture of both positive and
negative ratios, indicating that some, but notsales may be ripe for redevelopment.

Burgundy Center

An additional smaller commercial area, the Burgu@aynter (1.94 acres), is located at

the intersection of First Street and Baltimore Rdadas previously zoned C-1, Local
Commercial, which allowed for a range of smallesitsaises, such as convenience stores,
restaurants and beauty shops, intended to sendenesin the immediate area. However,
adjacent residents have complained for many ydrmgtahe maintenance and
appearance of the Center. In addition, accessaimioout of the Center is difficult;
especially for those making left turns,
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who add to traffic delays and, at peak times goklj@t the nearby intersection with First
Street.

This Plan therefore recommends that the City explaays to promote the physical
improvement of the Burgundy Center. If the Cestesuld redevelop it should do so as a
mixed-use neighborhood convenience center, witlidohresidential on the upper floors,
and a variety of stores, professional offices asdaurants to serve the neighborhood.
The MXC zoning should be confirmed.

Industrial Areas

The service sector is expected to remain strotigarCity because it provides essential
support to residents and businesses, such asgrigtiaphics, storage, and automobile
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repair. There is a demand for industrially zoneakcgpand there is a desire to preserve the
existing acreage for service and industrial usagjqularly as much of the previously
industrially zoned land has been rezoned to otkes throughout the County. Indeed
approximately 200 acres of industrial land havently been re-zoned as part of
Montgomery County’s Shady Grove Plan, which aimsrioourage a mix of uses at
medium to high density levels in the Shady Grovérongtation area.

In the past industrial land was located adjacethéaailway to enjoy easy access to the
station, or siding, and to provide a buffer betwtenrailroad tracks and the residential
area. There are similar small light or service stdal areas with similar land use
patterns throughout the country. Stonestreeet Ae/giast east of the Rockville Town
Center and north of the Rockville Metro Stationamother similar location in the City.

These locational factors can now pose constralis.sites are shallow and bounded by
the railroad tracks to the west, and Lewis Averwthé east, leaving no room for
expansion. The sites were developed at a time sitenlevelopment standards did not
limit building and pavement coverage, or requirekpey standards, buffers, or
landscaping. Some of the sites may not have adegffastreet parking. This does not
present a problem for sites surrounded by simgasubut there are residential single-
family houses directly across the street from thwis Avenue industrial properties. If
the buildings and/or properties are not maintaitieel condition of these industrial sites
could have an adverse affect upon the adjacemtensal neighborhood.

The residential nature of the surrounding ared) fvequent on-street parking, can make
access into and out of the area difficult for latgeks that bring supplies and equipment
to the businesses. In addition, the area is adjaoe¢he Twinbrook Station project, which
will change the character of the area over the feaxtyears as the current surface
parking lots and vacant land are turned into ahi®ghood center offering residential,
retail, commercial and recreational opportunities.

But even with these constraints, industrial lanthis area is valuable. Properties in the
area are fully leased and appear to work to thefitesf both their owners and tenants.
Industrial land on Lewis Avenue has a similar valuéndustrially zoned land just south
of the City limits in Montgomery County.

Many in the community value the Lewis Avenue busses and believe that the service
nature of the area should be retained. Howeves ditga offers the potential to absorb
some of the population growth that is anticipatethe next twenty years. A shift
towards a mix of uses is an emerging trend, andgrtg owners and developers are
starting to look towards maximizing the value ofsing sites for redevelopment.
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Sites that are adjacent to Metro are proving tespecially attractive for residential
development.

Lewis Avenue Industrial Area

The Lewis Avenue Industrial area should remain pathe City’s Planning Area 8.
There are four industrially zoned sites on Leswgnue with a total land area of
approximately 5.40 acres.

P LA PN A D con s e

This Plan recommends that the area should rema@mRianning Area 8 so that it can act
as a transitional buffer between Twinbrook Statod the adjacent residential
neighborhood, even if a change of uses and devaopstandards is implemented at
some point in the future.

Should the area redevelop, the recommended lanshasdd be mixed use industrial
with a mix of service and light industrial with réential and very limited commercial
uses. The mix of uses may be vertical or horizoatgbhending upon site design. The
area has not traditionally been used by auto-rélatsinesses and none should be
allowed in the future. However, the area’s proxynd Metro may make residential uses
attractive, and residential units should be locatedpper floors and facing onto Lewis
Avenue. Live-work units should also be encouraged.

The I-L zone should be confirmed.
5946 Halpine Road

This 766-square foot house occupies a 0.50-a@eadjacent to the future Twinbrook
Station and the Twinbrook Metro, in between therfer Suburban Propane site and the
Cambridge Walk Townhomes. For many years the hactszl as an office for a
construction business and construction equipmestbred in the rear yard. The site is
zoned R-60 and is a non-conforming use. The Re®@ should be retained for single
family housing on the site if it is developed, loe tsite should be acquired for additional
park and green space, should it become availalile. Mayor and Council should
explore ways to eliminate the existing non-confargniise and convert it to parkland or
single-family use.

Twinbrook Parkway Service Industrial Area
This is a triangular area between Twinbrook Park¢eewythe east), Ardennes Avenue (on
the south), and Halpine Road (further to the wéisiy.adjacent to the planned

Twinbrook Station development, contains five sefgapaioperties and has a combined
land area of approximately 8.0 acres. The areasahatCity boundary and poses
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particular issues as two of the properties in tiea @ome under the County’s jurisdiction,
while the remaining three lie within City limitd.is recommended that the two properties
currently in the County be annexed into the City.

This Plan recommends that the area should remamnwlanning Area 8 so that it can
act as a transitional buffer between TwinbrookiStaand the adjacent residential
neighborhoods. The MXB zone would be appropriatdtiis area, with the provision
that no auto-related uses should be allowed.

12710 and 12730 Twinbrook Parkway (located in Moamtgery County)

These two sites, which front onto Twinbrook Parkwerg located outside the City
boundary and are thus covered by the MNCPPC Twotb8ector Plan. The two sites
together have a land area of approximately oneawidhe Sector Plan recommends that
they be rezoned from O-M to TMX-2 with a 1.5 FARpcéleight and density are guided
by the site size and FAR in the TMX-2 zone and eutththe sites redevelop - this should
allow for buildings that are compatible with thaszoss Twinbrook Parkway (in the
County) and adjacent properties within the Cityitan

This Plan recommends that should these two sitesxainto the City they should be
rezoned MXB, with a recommended land use of oftiffefe laboratory.”

12720 Twinbrook Parkway

The property, while having a Twinbrook Parkway addr has street frontage on
Ardennes Avenue. The site is 4.01 acres and wasopisdy zoned I-1 which precluded
residential development. It is currently occupigdalone-story office building that is
leased to the GSA/FDA through May 2009. The nordtes® boundary of the site abuts
a treed buffer, owned and managed by the City akRitle, which in turn abuts Halpine
Road. The southern boundary of the site abutdMle§ay-Uniwest property. Eight
single-family homes are located on the opposite sicdHalpine Road, seven within City
limits and one, at the intersection of Pier DriveMontgomery County.

The property is owned by AvalonBay, an Alexandvaginia-based REIT that
specializes in the development and managementigh-#nd” multi-family rental
housing in urban areas adjacent to amenities angitr AvalonBay has not formally
filed a proposal with the City but are consideringlding a 3 and 4 story apartment
building with a maximum height of 55 feet. This ®Pl@commends rezoning the site to
MXB that would allow for all multi-family residerdl use and would create a horizontal
mix of uses in the area.
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Uniwest/Meljay — Twinbrook Parkway/Ardennes Avenadormer Thompson’s Dairy
Site

This 2.10 acre site lies at the intersection ofAtlmook Parkway and Ardennes Avenue
and was previously zoned O-1. The property waexed into the City from
Montgomery County in 2003 and Meljay-Uniwest arastoucting a 150,000 square foot,
85-foot high office building. Construction beganAugust 2007. In order to conform to
the terms of the Annexation Agreement, this Plamfioms the MXE zone to replace the
existing zone.

12750 Twinbrook Parkway

This two-story 16,230-square foot office buildingsbuilt in 1967 and sits on a 0.81-
acre site at the intersection of Halpine Road anthBrook Parkway. The property is
used primarily as office space and was previoushed I-1.

The MXB zone should be confirmed for this site, ahduld it redevelop the preferred
land use would be office/office laboratory use ¢ocompatible with adjacent uses in the
County and City. The site has a unique triangsitepe and acts as a “gateway” to the
Twinbrook Station area. Any future site design stt@amphasize these features as well
as be compatible with the surrounding area.
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Chapter 5: Transportation

Summary of Recommendations

City/Neighborhood Traffic

* Implement improvements to Baltimore Road (as recemuad in City’s Capital
Improvements Program) without widening the roadway.

* Support and expand school safety initiatives.

» The City of Rockville should support a soft-wheetualator trolley that runs
clockwise and counter-clockwise from: RockvillewoCenter - Rockville
Metro — Veirs Mill Road — Twinbrook Parkway — Twidok Station - Twinbrook
Metro — Rockville Pike — Rockville Town Center twrease connections between
the Twinbrook neighborhoods, the Rockville Town @enTwinbrook Station
and Rockville Pike.

» Study impact of commercial traffic on neighborh@beets, particularly Halpine
Road and Lewis Avenue.

* To reduce the impact of cut-through traffic, stillg feasibility of one-way
circulation systems throughout the Twinbrook nemhioods, especially in areas
with “short blocks.

* Review the functioning of the intersection of Lewigenue and Edmonston
Drive to determine how it can be improved, and wtilng feasibility of additional
traffic calming measures on Edmonston Drive.

* Review pedestrian safety at the intersection of Woon and Baltimore Roads

* Review entrance and exit configuration at the BatyuShopping Center.

» Continue to install bus shelters throughout the roomity.

» During build-out, as each phase is completed, &ed eonstruction of
Twinbrook Station, conduct regularly scheduled rammg of traffic within the
Twinbrook neighborhood to determine if additionalffic calming measures are
warranted on the affected roads. Recommend andaypgdestrian safety and
traffic calming measures on Primary Residentias€laroads (Baltimore Road
and Twinbrook Parkway) and Primary Residential €soads (Edmonston,
Broadwood, Grandin/Nimitz Aves in Planning Areanddlalpine Road and
Ardennes and Lewis Aves in Planning Area 8).

» There should be no vehicular connection throughnbvwaok Station from Lewis
Avenue. Access should be for pedestrians, bicyaeisemergency vehicles only.
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Bikeway and Pedestrian

Improve street lighting throughout the neighborheod

Study alternatives to Veirs Mill Road for plannezlghborhood and shared-use
bikeways to link Town Center with Rock Creek Pdfkonsider Rockcrest Park
as a bikeway/pedestrian way. Upgrade path andliestaronmentally friendly
street lighting.)

Study the feasibility of a pedestrian crossing ssithe CSX/Metro tracks at
Halpine Road, or other area locations, to linkrtbeghborhood with the Rockville
Pike area.

Support and expand school safety initiatives, idiclg installation of missing
sidewalks.

Establish dedicated pedestrian routes, with maskitigoughout the
neighborhood.

Encourage bicycle sharing initiatives.

' Parking

Review the City’'s Permit Parking policy to determits impact on residential
neighborhoods, and whether it should be used tib fira number of cars each
household may park on the street.

Encourage the use of permit parking on

Flope£olPM B A e —pe L Bo e

Alleys

primary and secondary residential streets througti@uneighborhood to
minimize the threat of parking encroachments.(Litiné& number of permits to 3
per household. Exceptions may be made on a casaseybasis.)

Encourage incentives, such an expansion of thésGiticcessful apron program,
to implement off-street parking in an environmelyt&iendly fashion.

Existing alleys should be retained.

Montgomery County

Montgomery County should join the City of Rockviltesupport of a soft-wheel
circulator trolley that runs clockwise and countyekwise from: Rockville
Town Center - Rockville Metro — Veirs Mill Road -winhbrook Parkway —
Twinbrook Station - Twinbrook Metro — Rockville Rik- Rockville Town Center
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to increase connections between the Twinbrook theidioods, the Rockville
Town Center, Twinbrook Station and Rockville Pike.

Review hours of service and frequency of Ride-Os smrvice as Twinbrook
Station develops. Encourage bus ridership.

Examine increasing Ride-On service along Broadwioodge.

Examine whether bus stops should be aligned wibswvalks to improve safety
on Twinbrook Parkway.

Review phasing of traffic signals on Veirs Mill Rhand at the intersection of
Twinbrook Parkway and Veirs Mill Road.

Support construction of Montrose Parkway East.

State of Maryland

Improve pedestrian safety and accessibility inMbes Mill Road commercial
area.

Install a count down pedestrian light at Veirs NRlbad and Atlantic Ave.

Study sight distances and implement signage ardtstrarkings on access roads
into and out of neighborhoods from Veirs Mill Rodéd service roads.

City and State should work to improve the physaggearance of the Veirs Mill
Road commercial area, between Midway Avenue anchiingbk Parkway, by
installing additional trees and landscaping elesment

Support interchange improvements at Gude Drive/Ndb &nd the construction
of a Gude Drive/l-270 interchange. Support redestign of Gude Drive as MD
28 to divert traffic away from First Street/VeirdIMRoad, the Town Center and
West Montgomery Avenue.

Support improvement of intersection of Veirs Milb& and First Street
(MD28/MD 586 interchange) only as part of a corrid@sed initiative that
considers the impact on adjacent intersectionsy rAad improvements should
ensure that pedestrian and bicycle connectivignizanced.

Any transit improvement on Veirs Mill Road shoule imade within the existing
right of way and should not increase neighborhagetltrough traffic. A soft-
wheel circulator trolley linking Twinbrook to theown Center, Twinbrook
Station and Rockville Pike would be the preferrptian.

Support an enhanced transit stop at Veirs Mill Raad Twinbrook Parkway,
particular attention should be given to streetscaypovements and safe
pedestrian and bicycle connections that can lirtk Baes of the neighborhood.
Study feasibility of reducing speed limit on Norkd®oad.
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Noise

» Establish design standards within the RockvilleeRikd Twinbrook Metro
Performance Zone Plans to mitigate reflective noiis@ buildings abutting
railroad tracks.

* Monitor Montgomery County effort to implement alread “Quiet Zone” in
Kensington to determine whether similar action $thdae recommended for
Randolph Road.

» Recommend slower train speeds through residemgaka

Analysis of Issues

The Twinbrook neighborhoods are bounded by artesedls carrying a large volume of
both local and non-local commuter traffic. RockeiPike, Norbeck Road, and
Twinbrook Parkway carry the largest percent of traffic and form a boundary around
the two neighborhoods. Veirs Mill Road bisectsdhea, and is an important cross-
county link between Silver Spring, Wheaton andQ@lity of Rockville. The
neighborhood’s internal circulation system is ldygéctated by the land use pattern, and
is designed to direct traffic on to a limited numbe

e et

of collector routes. Traffic backups occur at tinéited number of entrance and exit
points. Major improvements, such as intersectmprovements at First Street and Veirs
Mill Road and the Veirs Mill Road Bus Rapid TrarBian (BRT) being considered by
the State of Maryland also bring challenges tonttighborhood, and should provide
additional impetus for commercial and streetscagaovements in the corridor.

Several large developments will be completed dvemiext few years and it will be
important to continuously monitor the traffic sitioa to limit any negative impacts that
these developments may have on the Twinbrook nerfjidods., Twinbrook Station is
expected to build-out to 1,595 multi-family unitsdeapproximately 545,000 square feet
of retail and office space and redevelopment in tgomery County, south of Twinbrook
Parkway is anticipated to yield between 1,000 -3 @wulti-family units and
approximately 4.9 million square feet of commersjahce. In addition, continuing
redevelopment in Rockville Town Center and alorggRwockville Pike corridor is
anticipated over the coming years.

At two neighborhood meetings held in November 2@0kunch the Twinbrook
Neighborhood Plan, several aspects of traffic amadsportation emerged as major
concerns for the community. Residents are concesthedt both the volume and speed of
traffic on the major roads and through the comnmymiith vehicles cutting through the
neighborhood being a primary concern.
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The following issues were identified and have beamfirmed as problem areas through
subsequent staff work and discussions in the Adyi€soup:

» Cut-through traffic, particular north-south cutdbghs.

» Pedestrian safety in general, and particularlyeits3/Mill Road and Twinbrook
Shopping Center.

» Speeding on major roads and throughout the neidjolools.

» Traffic congestion, particularly on Twinbrook Parkyand at the intersection of
Lewis Avenue and Edmonston Drive.

* Roadway improvements needed on Baltimore Road.

» Parking in the Metro area and throughout the neagintod.

Existing Conditions

Every road in the City of Rockville is assignedassification that determines the
physical features of the road as well as howuisisd. The City has developed a set of
specific criteria to determine where and whethgsrmmements should be made. The
Department of Public Works, or their consultants)ducts a systematic analysis of each
area by measuring the existing speeds and couthEngumber of vehicles passing
through the area, and if the particular threshal@sreached, improvements will be
considered for the area. (Please see Appendiadiitional information on eligibility
criteria).

e Y
Twinbrook Station Improvements

As part of its Use Permit agreement with the CitiRockville, the developer of
Twinbrook Station, the JBG Companies, has undenték@rovide a series of
improvements and traffic calming mitigations thrbagt the Twinbrook neighborhoods.
Certain improvements are tied to each phase alékelopment and they will be
implemented as building progresses. City DPW ssafforking with JBG and their
consultants to determine the most appropriate ilmesfor the improvements, using the
City’s established criteria (see above) and listgrio community concerns.

Vehicular Circulation
The Twinbrook neighborhoods are bounded by: Firste®/Norbeck Road to the
northeast, the City’s eastern boundary along RaelekCPark and Twinbrook Parkway,

and the CSX and Metro railroad tracks to the soa#twl he neighborhoods are bisected
by Veirs Mill Road, which contains the primary comntial node in the area.
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The CSX and Metro tracks act as both a boundaryadratrier, and access from the
neighborhood onto Rockville Pike is limited to anat at Edmonston Drive. The
intersection of Edmonston Drive and Lewis Avenupagticularly congested at peak
times, in part because Edmonston Drive is also asatcut-through route from Veirs
Mill Road to Rockville Pike. The City should revidhe functioning of the intersection
of Lewis Avenue and Edmonston Drive to determine itacan be improved, and study
the feasibility of additional traffic calming meass on Edmonston Drive.

Residents throughout the Twinbrook neighborhood® lexpressed interest in one-way
circulation systems to reduce traffic congestiamfrcut-through traffic, and the City
should study the feasibility of one-way circulati®ystems throughout the Twinbrook
neighborhoods, especially in areas with “short ké¢hat would not cause residents to
make extensive detours.

Veirs Mill Road

Veirs Mill Road (State Route 586) serves as onb®imajor east-west arterial roads in
Montgomery County as it is the primary surface roadnecting Silver Spring and
Wheaton with Rockville. The Twinbrook neighborhogutsnary commercial area lies on
either side of Veirs Mill Road, at its intersectmith Twinbrook Parkway. The road
therefore has the dual function of carrying commaugassing through the area, as well as
residents going about their daily business.

The State of Maryland is recommending improvemamtie intersection of Veirs Mill
Road and First Street. (Project number GS-16 Né&rBRead (MD28 “First Street”)/Veirs
Mill Road (MD 586).) This project has been undensideration for some time and the
City’s Master Plan of 2002 supported a grade se¢iparalternative. The City has
amended its position and has recommended thattdesection should only be improved
if it is part of a corridor-based initiative thairtsiders the impact upon all of the adjacent
intersections. The City also supports interchanggovements at Gude Drive/MD 355
and the construction of a Gude Drive/I-270 intercdea Once these improvements have
been completed, the City will support the rededigneof Gude Drive as MD 28 - so
that traffic is diverted away from First Street/k&eMill Road, the Town Center and West
Montgomery Avenue.

Veirs Mill Road will be expanded to three lanegach direction from Twinbrook
Parkway to Randolph Road, west of the City bound@soject number WI-19 Veirs
Mill Road (MD 586)).

The community has expressed concern about trafhgestion on Veirs Mill Road
during peak hours. Conversely, there are conarost speeding traffic at other times.
Members of the Advisory Group expressed concernitaibe physical appearance of
Veirs Mill Road, particularly in the commercial aie There are very few trees and the
landscaping is unattractive and uninviting.
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Veirs Mill Road Bus Rapid Transit (BRT)

A Bus Rapid Transit (BRT) system has been propésedeirs Mill Road to link
Rockville Metro Station with the Wheaton Metro &tat (Project number TR-13 Veirs
Mill Road (MD 586) BRT — Wheaton to Rockville.) TiMaryland Department of
Transportation (MDOT) is determining whether a dalpiis system should be
implemented between these two important centeosdar to increase cross-county
transportation options. The Montgomery County Dapant of Public Works
Transportation
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Division completed Phase 1 of the Veirs Mill RoagsBRapid Transit Facility Planning
in August 2005. The project report, which was preday the consulting firms of
McCormick Taylor and Gannett Fleming, evaluatespbiential for Bus Rapid Transit
(BRT) service on Veirs Mill Road between the Rotlevand Wheaton Metro Stations. It
follows on from the 2003 Veirs Mill Road BRT Stuinal Report and narrows the list
of alternative routes down to two:

Alternative 1:

Alternative 1, the “Service Road Alternative,” uske service roads where they exist,
with the BRT service moving into the right-mosteanf the general purpose lanes where
they do not. This alternative would have a sigaificimpact on the Twinbrook
neighborhoods either side of Veirs Mill Road wittire City, as the access breaks in the
median between the roadway and the service roattvbeuclosed. Access would be
gained by routing through the neighborhoods, irgirgpthe level of internal
neighborhood traffic. Total Roadway costs for Altetive 1 are estimated at $25.3
million.

Alternative 2:

Alternative 2 is the “Additional Lane Alternativevhich assumes a third lane would be
added where one does not currently exist. It coesdlt in less impact on the Twinbrook
neighborhoods. Total Roadway costs for Alternaf\age estimated at $39.8 million, so
it is considerably more expensive than Alternafive

A third alternative that placed the BRT in the ma@dof Veirs Mill Road was not put
forward, but the report noted that the feasibitifysuch a system should be reviewed.
The City’s Traffic and Transportation Division wgart of the working group and argued
strongly against the inclusion of Alternative 1,ighthe City would be unlikely to
support. The project team felt, however, that nibasm one alternative would need to be
submitted for study and so it was put forward.
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The Montgomery County Planning Board and the Co@ayncil’'s Transportation and
Environment (T&E) Committee were briefed on thejpcbin Fall 2005. The County
recommended the project be included in the Maryl@adartment of Transportation
(MDOT) Consolidated Transportation Program. (CTRIDOT is considering long-term
improvements identified in the Veirs Mill Road BR8port, and may use WMATA
Metro Matters funds for short-term improvements.

WMATA has undertaken the Metrobus: Q2/Veirs Mill&bStudy to improve service on
the Q2 Metrobus line, which serves Veirs Mill R@adl has one of the highest levels of
ridership in the Metro system. The Montgomery Ggudepartment of Transportation
anticipates resuming study of BRT on Veirs Mill Rda 2010, with a study of a Georgia
Avenue BRT beginning in 2011.

This Plan recommends that any transit improvesteni either the short or the long
term — should be made within the existing rightvafy and should not increase
neighborhood cut-through traffic.

In the shorter term timeframe this Plan suppogsfawheel circulator trolley that runs
clockwise and anti-clockwise from: Rockville Tov@enter - Rockville Metro — Veirs
Mill Road — Twinbrook Parkway — Twinbrook Statiomwinbrook Metro — Rockville
Pike — Rockville Town Center to increase connedtibatween the Twinbrook
neighborhoods and these major centers. Howeveu)dithe State decide, over the
longer term, to proceed with an enhanced transtegy on Veirs Mill Road, with a
station in the commercial area, the area shoultbbsidered as a transit hub. Particular
attention should be given to extensive streetsoapsovements and to safe pedestrian
and bicycle connections that can link both sidethefneighborhood.”

The BRT Proposal has not been considered by tlyeRGihning Commission or the
Mayor and Council.

Baltimore Road

Baltimore Road is a Primary Residential Class Hbat runs from South Stonestreet,
near the Rockville Metro, crosses Route 28 and wes to northeast, intersecting with
Twinbrook Parkway, before crossing the City bougdstirRock Creek, and rejoining
Route 28 to the northeast of the City.

Baltimore Road connects Rockville Town Center andkRille Metro/MARC to the
northern part of the City and carries visitorshe Civic Center, the F. Scott Fitzgerald
Theater, Croyden Creek Nature Center and Rockiilign School. It also acts as a cut
through route for county residents driving to Twindk Metro. The City has recently
installed a speed camera near the intersectiorabinire Road and Twinbrook
Parkway, in front of Rockville High School, to detaotorists from speeding.
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In 1996 the City proposed a series of roadway ecdgraents for Baltimore Road that
include upgrading the roadway and
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implementing drainage and storm water managemeprovements. (City CIP number
420-850-6F11). Members of the community collabatatéh the City and concept
designs were completed in 2001, but due to findioiastraints, the project was not
funded. However, funding has recently become abiglto the City through the Federal
Government’s “Safe, Accountable, Flexible, Effididmansportation Equity Act: A
Legacy for Users” SAFETEA-LU”) and money that Haskn included in that Bill to
facilitate pedestrian and vehicular access to theki®lle Town Center will be diverted
to the Baltimore Road improvements. City and Stasssportation Planning staffs
started the project process in 2006 and desigrhisduled for summer 2009, with
construction to begin in 2010.

Twinbrook Parkway

Twinbrook Parkway begins at its intersection wittBnore Road in the northeastern
portion of both the Planning Area and the CitylftsEhis northern portion of Twinbrook
Parkway lies fully within the City and it is claBsd as a Primary Residential Class 1
road that runs south, and east, where it intersettsVeirs Mill Road, before running
south to its intersection with Rockville Pike (R&5). South of Veirs Mill Road,
Twinbrook Parkway is classified as an Arterial r@adl portions of it lie within
Montgomery County.

The City has recently improved the street crossingse Meadow Hall Elementary
School area and has also placed mobile speed camegiathe school. However,
residents are concerned that a number of the cedlssware not well aligned with bus
stops and that riders tend to cross the strebeaius stop, rather than walk to the nearest
crosswalk. The City and County should examine ietealignment of bus stops with
crosswalks is appropriate.

Twinbrook Parkway acts as a major north-south cotameoute in the mid-County area,

carries traffic to and from the Twinbrook Metro &ta, and is subject to periods of
congestion throughout its length.
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Pedestrian Network and Bikeways

The City of Rockville is committed to providing niiinodal access to amenities, and to
this end, the Department of Public Works has degeglaa comprehensive program for
planning pedestrian and bikeway improvements througthe City. DPW conducts
public meetings and does public outreach in anretiforeach community consensus on
the installation of sidewalks and bicycle pathse phogram has four main phases:

1. A public meeting to announce that the improveisiare being considered.
2. Concept design notification and comment period.

3. Final design notification and comment period] an

4. Construction notice.

The City has recently increased safety measurdggirmmediate vicinity of Meadow
Hall and Twinbrook Elementary Schools. Signs, sweaks and panels have been
installed and the pavements marked. However, terstill portions of the Twinbrook
areas without sidewalks, even in areas adjacehetelementary schools, and it is
important that the community consider the publietseaspects of installing sidewalks,
as well as individual aesthetic concerns.

A number of sidewalk improvements will be providegipart of the Twinbrook Station
mitigation agreement, as well as through the Cibyisn CIP.

Because of the large amount of missing sidewalkeerCity and the costs associated
with constructing sidewalks, the City has creat&idewalk Prioritization Policy. The
Rockville Sidewalk Prioritization Policy helps detene in what order the City should
construct sidewalks, which is a helpful tool focluding sidewalks in the Citywide
Capital Improvements Program. Sidewalks are groupedone of five groups, A
through E, with A being the highest range of scames E being the lowest range of
scores. In addition to the missing link’s totabiss; information about available City
right-of-way, public support for the constructiohtioe sidewalk, and the potential
environmental impacts of constructing the sidewslkbe taken into consideration when
determining the timeline for planning, design, aodstruction of the sidewalk.

The City's Bikeway Master Plan of 2004
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recommended that Veirs Mill Road should be usedfoeighborhood and shared use
path to link Town Center with Rock Creek Park. Rian recommends that this decision

be reconsidered, especially in light of pendingéhaitiatives at the First Street/Veirs
Mill interchange and the Veirs Mill Road BRT.
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Mass Transit

Ten separate bus routes serve the Twinbrook nerfgbbds. WMATA-operated buses
run on the major roads and the Montgomery CountieRdn runs on both major roads
and through the neighborhoods. The majority ofrth#es connect with the City’s two
Metro stations and residents would like the sereixtended into the evening hours.
However, Montgomery County will not consider expiagdservice unless the ridership
numbers warrant it, and this Plan recommends ki@aRide-On routes and service levels
be reviewed as Twinbrook Station comes on linethegopulation and amenities in the
area increases. The County should also examinehetheicreasing Ride-On services
along Broadwood Drive would be appropriate, nov tha signalized intersection at
Veirs Mill Road has made safe crossing possible.

As mentioned previously, WMATA is conducting the tktdus Q2 Veirs Mill Road Line
Study, to determine ways to improve transit in¢dbgidor.

The City’'s DPW considers that there are an adequateer of bus stops provided
throughout out the neighborhood to handle the prtasgership. However, there is still
need for additional shelters to be installed thimug the community (see map) and these
should be installed using either developer, or Gitgds.

Residents and commuters have expressed concerhdmstreet lighting levels near
the Metro station. The Twinbrook Station developtrm@oject will provide improved
lighting in the Metro area as well as on the str@sid walkways that will connect back
into the neighborhood.

Parking

With redevelopment at Twinbrook Metro (Twinbroolat®n project), parking in the area
will be adequate in terms of City parking requiretseand standards. There are existing
permit parking areas in residential areas closh@d winbrook Metro station and these
should be monitored over time to ensure that tleeyain effective. Additional portions

of the neighborhood may chose to move to permiipgron their streets, should parking
by outside visitors become an issue in the future.

Residents have complained about the number ofpaaked on the neighborhood streets
and this is a continuing challenge in an areavlzat constructed without garages, or in
many cases, any off-street parking. While the pédags do act as an informal traffic
calming measure, and may serve to slow traffiedpeas the numbers of cars per
household increases, the problem becomes more adite City should consider
developing incentives for residents to build drieg in an environmentally friendly
way, using pervious paving materials and adjac@ntgardens to absorb any run-off.
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The City can assist property owners in construciimgiveway apron and should

consider expanding the successful Driveway Apragfm by encouraging more
property owners to participate in it. Property @nsican either pay for the apron in full,

or have it billed to their property tax bill asgesial assessment that can be repaid over a
five-year period. More information can be founddalling 240-314-8500, or online in
both English and Spanish, at:

http://www.rockvillemd.gov/e-gov/pw/Driveway Apro@onstr _English.pdf
http://www.rockvillemd.gov/e-gov/pw/Driveway Apro@onstr_Spanish.pdf

Noise
Highway Noise

The City of Rockville is covered by the Montgomé&wgunty Noise Policy. More
information can be found by calling 240-777-777d asking to speak with an
Environmental Protection Specialist, or on-line at:
http://www.montgomerycountymd.gov/deptmpl.asp?wdntent/dep/Noise/home.asp

A study of transportation noise was conductedter@ity in 2005, and the final report
can be found atittp://www.ci.rockville.md.us/mayor-council/2006/0&/18-06-item9C-
study.pdfor by calling 240-314-8500.

Railroad Noise

While there is little that can be done to reduceelévels of noise that the actual train
makes, the U.S. Department of Transportation impleted the “Train Horn” final rule
on June 24, 2005, that enables communities toledtauiet Zones” where trains will
not sound their horns when approaching at-gradesorgs providing certain safety
conditions are in place. Southbound trains souait titorns when passing through
Twinbrook, in the City of Rockville and when appcbang the at-grade crossing at
Randolph Road in Mont-
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gomery County. This means that safety improvemenotdd need to be made in the
County in order for City neighborhoods to benéflbntgomery County has received a
“Quiet Zone” request from Kensington and has detidetreat it as a pilot program to
determine the feasibility of further applicatiofifiey have retained the services of BMI-
SG, a consulting company with nation-wide experena determine what improvements
might be needed in order to apply for the zoneetedtablished. A lengthy and
complicated application process involving Countit& and Federal agencies, will

follow if the County decides to pursue designatibime proposed Montrose Parkway East
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should eliminate the at-grade crossing at Randatghmay well be underway before all
of the necessary applications are completed foQihet Zone.

Alleys

The majority of the homes in the Twinbrook plannargas were constructed during the
“developer era” of the 1940s, 50s and 60s, whaysilvere not considered a desirable
neighborhood feature. However, three alleys renmaihe Janeta area, which was largely
built pre-developer, and this Plan recommendsttiesde alleys should remain intact, as
they provide useful access for residents and hélpneighborhood traffic circulation.
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Chapter 6: The Environment

Summary of Recommendations |

* Review the Rock Creek Watershed Study to ensutestbamwater management,
flood control and stream restoration are adequadesafe.

* Encourage Homeowner Associations, Citizen Assariatand property owner
participation with the City of Rockville’s StormweaatQuality educational and
outreach opportunities.

* Encourage Neighborhood Associations to work witty Gf Rockville staff to
educate property owners on the importance of stiaa#fers, and on the legal
responsibility to properly maintain these buffessaaitten into the Water Quality
Protection Ordinance

* Report locations of drainage problems to the Depant of Public Works to help
to determine patterns and facilitate future miigat

* Explore the possibility of conservation easemeotstitable properties.

 Recommend prompt removal of diseased trees, ewbayfcannot be replaced
immediately.

» Support retention and expansion of the urban taeemy through full funding for
tree removal and replacement.

» Encourage citizen participation in the reforestagdfort.

» Continue to develop and implement protection meigmas for City-owned
parkland and environmentally sensitive areas.

» The City of Rockville and private property owneh®sld use environmentally
friendly dark sky shielded lighting systems wheplaeing street and park lights.

» Support the adoption of Montgomery County’s busirnesd commercial
recycling program within the City.

Analysis of Issues

This chapter provides an overview of the existingimnmental settings and natural
resources for the Twinbrook community and recomrmeesustainable practices for the
neighborhood so that parks, open space, streamiseandanopy will exist for future
generations.

At community meetings held in November 2004, Twadk residents indicated that they

value their environment, appreciate the numberreést within the neighborhood and
enjoy their access to recreational facilities arekeg space.
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Several areas of concern were raised during themtority meetings, were identified by
staff and the Advisory Group, or have emerged bssguent discussions. These issues
include:

* Flooding and stormwater management
» Tree maintenance

e e e
Current Conditions

Twinbrook is bordered to the north by the John @yé$ Forest Preserve, to the east by
Rock Creek Park and to the west by the CSX andamatirlines. The neighborhood is
largely within the Rock Creek watershed, contairsageral tributaries but no portion of
the main stem. Twinbrook is also partially withiretheadwaters of the Cabin John Creek
watershed.

The Twinbrook neighborhood is comprised primarilysimgle-family residential
development with some townhomes and apartmentehssviimited commercial areas.
The neighborhood is fully developed and changekerfuture will come from infill,
homeowner improvements and redevelopment posgbiliTwinbrook was developed in
the 1940s and 1950s before modern stormwater caneeyand retention requirements
were in place.

Environmental resources in Twinbrook include pakd open space, urban tree canopy
and open channel streams at Rockcrest Park, CR&ariknand Civic Center Park.
Environmental concerns in the neighborhood inclstdemwater management/drainage,
stream restoration, urban runoff quality (pollutfrevention and water quality
protection), maintaining and improving tree canapg keeping a sustainable, livable
community.

Utilities
Water

The City of Rockville Department of Public Workséd a consultant to conduct a
citywide water distribution master plan (WDMP). eETWDMP was completed in 2008
and included a significant amount of field-testargl calibration of a computer model,
which integrated all of Rockville’s water pipes (L@iles of transmission and grid
mains). One of the study’s main tasks involved ynag fire flows. The results of the
field-testing and computer model simulations fotimat Rockville has fire hydrants that
cannot provide optimal fire flow (1,000 gpm) inidential communities. These results
have translated into a water main rehabilitatiasgpam that involves a 20-year schedule
and over 30 miles of water main replacements.
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The WDMP recommended improvement projects, whictevpeioritized by fire hydrants
providing less than optimal fire flows, aging irdtaucture and water main breaks. Many
of these projects are planned in the Twinbrook measghood, where pipes are more than
50 years old. Cast iron water pipes installech@11950s have developed flow
restrictions, which reduce the amount of availdinéeflow. The water main

rehabilitation program will begin in 2009. Alsbetcity has initiated a plan to replace all
water meters to increase the accuracy of the wagéer readings and therefore improve
the billing accuracy.

Sanitary Sewer

The Twinbrook neighborhood is located in the RockeR sewershed. The City
completed two Sanitary Sewer Evaluation Studie€&Sn separate areas of the Rock
Creek sewershed, including the Twinbrook neighbodwouth of Veirs Mill Road. The
SSES found broken pipes, leaking pipe and manbaitsjas well as tree root intrusion
into the pipes. The Rock Creek sewer rehabilitatimogram (sewer pipe and manhole
lining) began in 2006 and work on the areas idetifor rehabilitation from the SSES
was completed in 2008. In FY 2009, the City’'s nmance division began a sewer
preventative maintenance program to inspect ath@fsanitary sewers in the city once
every 10 years using closed circuit television (&ihspection. From the CCTV
inspections, a condition rating is assigned tgpipes and manholes and rehabilitation is
planned. The goal of these studies and inspecisaiosidentify pipes and manholes in
poor structural condition and find evidence ofamfland infiltration (1&I). Infiltration
occurs when high groundwater seeps into the seipes phrough cracks and holes in the
pipeline, pipe connections and manholes. Inflowuosevhen stormwater directly enters
the sewer system through roof drains (connectédetesewer system), manhole covers,
or illicit storm drain connections into the sewi&l increases the flow of extraneous
water in a wastewater collection system. Minimizi&$ydecreases the amount of
extraneous flows in the sewer system and thus esdihe City’s operating expenses and
may avoid capital expenses associated with reamime to increase capacity for future
development. Additionally, there are environmebhefits of keeping the groundwater
in the ground and decreasing the amount of flowiregy treatment.

Additionally, a sewer capacity study is plannedtfer entire Rock Creek sewershed to
determine the existing sewer capacity. The seapadty study will aid the City in
planning for sewer system upgrades as well assiesasts current system capacity. The
study is planned to begin in FY 2009 and will talpgroximately one year to complete.

Stormwater Management
The majority of the Twinbrook neighborhood lieshe Rock Creek Watershed, with a
small portion at Route 28 and Veirs Mill Road lyimgthe Cabin John Watershed. There

are two Montgomery County-owned and managed lakéset north of Twinbrook: Lake
Bernard Frank and Lake Needwood.
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Development in Twinbrook occurred prior to the emtradoption of Stormwater
management laws, and urban runoff in storm dramet managed through stormwater
treatment facilities. In a new development, poodslters are used to clean the runoff
before it enters the stream system, but in a dpwedmt as old as Twinbrook, urban
runoff water in storm drains is not treated. Retsqladding or upgrading stormwater
management for existing development) are an optiemough land is available and the
location is suitable. Three stormwater managemedrufits of existing public
stormwater management ponds were constructed yisitle of the Twinbrook
neighborhood near and in the Redgate Golf Couféese retrofits were completed to
improve the condition of a branch of Rock Creek thas through the Twinbrook
neighborhood near the Glenview Mansion.

The Rock Creek Watershed Management Plan was atwp#gril 2000. A new
watershed study for Rock Creek is scheduled torbieg?011, and new
recommendations may be made based on current staten management regulations,
compliance with the City of Rockville’s National IRdant Discharge Elimination
System (NPDES) permit and the use and availatafigufficient land. Stream
restoration projects in Rockcrest Park and Alsameelwere completed in 2007.

The City of Rockville has also initiated educatibaad outreach programs that focus on
stormwater quality. The Twinbrook neighborhood hestorically had a higher incidence
of complaints of illicit discharge of pollutantaugh as motor vehicle oil, house paint,
etc.) to the storm drain system than other are#iseo€ity, so a targeted educational
campaign would likely prove beneficial. The stormaid marking program affixes
colorful “Do Not Pollute!” markers to storm drainlets to promote proper waste
disposal. The markers also have the City of RotKsilPollution Prevention Hotline
number on them (240-314-8348) and residents catrdpmping, improper waste
manage
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ment that could result in pollution; odors or fldhs in streams. The Adopt-a Stream
program will assist community groups with performicieanups of their adopted section
of stream. The City has also partnered with CAgsociations for the implementation
of Low Impact Development (LID) stormwater managattechniques on residential
property (also know as Environmental Site DesigrE8D). These measures include
treating stormwater onsite via rain gardens andvairels, as well as encouraging
downspout disconnection, native plant landscapimjaageneral reduction of site
impervious area. The use of these site-level st@ter management techniques is
particularly valuable for an area like Twinbrookjiesh was developed without traditional
regional stormwater controls and now lacks enoygite for stormwater retrofits. The
City has amended the Stormwater Management ordent@nallow the collection of a
stormwater management utility fee from all propentyners. The fee will be used
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through the City's Stormwater Management Fund bsislize capital and operating
expenses for stormwater management, storm drasradjgvater quality protection. As
part of these programs, the City may include amscst with LID techniques to improve
drainage problems or water quality on private prope. Twinbrook residents and
businesses could benefit greatly from such a progra

Drainage Issues

Certain areas in Twinbrook are prone to surfacendge or groundwater problems. Most
drainage problems and complaints occur in the gpuinen the rainfall is heavy and the
groundwater table is higher. Drainage issues asmahore common in older
neighborhoods, like Twinbrook. At the time Twinbkoaas built, developers covered
streams or low-lying areas to build houses. Growatdnseeks its original level and this
results in basement flooding, standing water idyand the need for sump pumps.

The City of Rockville can assist residents withiadvabout drainage concerns, but the
homeowners must address problems on individual llothe past, methods to improve
the drainage were identified but proved to be tostlg for residents, even with cost
sharing by the City.

Several home sites in near Norbeck Road and Ber&etad have large rear yards that
are not suitable for building because of the nafieatures of the land. These sites may
be good candidates for conservation easementsngecgation easement is a legal
agreement that prohibits or limits certain kindsle¥elopment on the land while
allowing the landowner to continue to own it, teelion it, and to use it with possible tax
benefits.

Burgundy Estates Drainage Problems

Specific drainage problems have been encounteréigtiBurgundy Estates area. All the
land is privately owned with no Home Owners’ Assicin in place. Residents are
responsible for upkeep of their own property. Tremeno common areas or public
drainage easements.

Most of the houses, back yards, patios and mangways drain towards the back of the
properties, so the runoff cannot reach the stteatsain there. The flat yards cause
overland flow to spread out horizontally acrossigamaking the yard wet for a
prolonged period of time. Numerous springs and séepe been present within these
lots since the original subdivision in 1956. Theéunal groundwater table is high in this
area as well. All of these factors cause basemanpgpumps to run more frequently and
cause additional sogginess in low spots in thesyard

In the past, the City of Rockville has offered fic&al assistance to help with the drainage
problems at Burgundy Estates, but most residedtaali wish to participate in the cost
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shared improvements, so the projects were droppeet. the years, Public Works staff
has responded to complaints of clogged storm dnéets and removed sediment, debris,
or blockages from the private storm drain pipeshkir research, Public Works staff has
determined that the original grading and subsurémoandwater conditions in the area
are the main cause of the drainage issues.

Tree Maintenance and Replacement

The City of Rockville Forestry Department is resgibfe for approximately 25,000 street
trees, park trees, and trees at all facilities. Chy tree crew handles hazard abatement,
urgent removals, and routine work requests. Cottraperform removals, block pruning
and emergency work.
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There is funding for tree removal and replacemieat was originally funded in 1998 as
the Twinbrook Street Tree Replacement CIP. It waamhto remove and replace trees
deemed hazardous, that were a major nuisance ¢ that were incompatible with
utilities. Approximately 4,500 trees were inspecteth 1,200 trees identified as possible
removals over the next 10 years. An estimated 1()@&3 have been removed and
replaced to date. In 2003, the CIP was revisedamaimed the Urban Forest Renewal
CIP to incorporate problem trees throughout thg GfitRockville including disease-

prone crabapples, aging cherries and certain dide@eaks. These funds transferred to the
City Forestry operating budget in 2008. A majortjom of the fund will continue to be
spent for removals in Twinbrook.

Removals are prioritized City-wide by degree ofdrdz Expenditures are divided
between removal and replacement. The current ggerast per removal for large
diameter trees is over $1000 per tree, which resitlie number of trees that can be
removed each year.

Requests for routine tree maintenance are recereeithe Tree Maintenance Line
(Telephone 240 314 8700). City wide, the forestwsibn receives over 1,000 requests
for service annually. Block pruning is done oregular basis to elevate, thin and
remove dead limbs, and improve lighting. Fundiengls were increased in 2008 to
conduct block pruning on a 15-year cycle.

Another issue concerning street trees are the @nubhssociated with clay sewer
drainage pipes. Many of the original private sepipes in Twinbrook were made of clay
and failure of these pipes after fifty years is motommon. When this occurs, tree roots
often penetrate the broken or disintegrating pipassing blockages. It is the
homeowner’s responsibility to replace the pipe wigw pipe. Tree roots will seldom
penetrate sound pipes unless there is a joint @nob{Please See Appendix for the
City’s Master Tree Plan)
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Critical Issues

Potomac Electric Power Company (Pepco) has ayudisement to prune any branches
that interfere with power lines. They conduct reguydruning, aimed at insuring electrical
service to their customers, on a neighborhood-bghi®rhood basis, every 2 to 4 years.
For requests concerning tree limbs in electric svoall Pepco at 202 833 7500 and say

the word “Agent” when prompted.

Twinbrook Station has a reforestation requiremérnitsds of the total land. All of the
trees are not required to be on site however.dragiproved preliminary development
plan for Twinbrook Station, the developers are mhionygg 85% of the required trees
(approximately 400 trees) on site. As these traédeon private property, there will be
no tax dollars spent on maintaining them.

Sidewalks are an on-going concern in relation teesttrees. A privately owned tree may
need to be removed for sidewalk installation. Té@s of existing trees can cause
damage to sidewalks with their roots. In Twinbrowigst streets have a sidewalk on one
or both sides of the road. The streets that ddvaw¢ sidewalks on either side are to the
west of Hillcrest Park and the south of Veirs NRlbad. If the street already has one
sidewalk, it may be desirable to wait until the
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trees on the other side are ready to be removtgirrthan remove them prematurely to
install the other sidewalk. When a sidewalk projsdhitiated, Traffic and Transportation
staff works with the departments of forestry, pliaggrand neighborhood resources to
assess potential impacts.

City of Rockville staff also maintains park tre&sich trees are located in both active
areas, like Hillcrest Park and passive areas thikeJohn G. Hayes Forest Preserve.
Maintenance of these trees requires staff timefimaticial resources. Creation of an
Open Space Zone may be considered to protectrexistirkland and the trees on it,
instead of the residential zoning that is the mirbase zones for parks. (Open space
zones are discussed further in Chapter 7 — CommnEattilities, Recreation and Parks
and Open Space).

Noise

The City of Rockville is covered by the Montgomé&wgunty Noise Policy. More
information can be found by calling 240-777-777d asking to speak with an
Environmental Protection Specialist, or on-line at:
http://www.montgomerycountymd.gov/deptmpl.asp?wdntent/dep/Noise/home.asp
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Chapter 7: Community Facilities:
Recreation, Parks and Open Spaces

Summary of Recommendations

» Develop and implement a Parks Recreation and OpaneSPlan for all City
parks facilities.

» Continue to develop and implement protection meisimas for City-owned
parkland and environmentally sensitive areas.

* Provide funding for the Park Land Acquisition Fund.

» Create a system of conservation easements for piepelentified as suitable
(see Chapter 6 — The Environment).

* Explore the feasibility of expanding the TwinbroGBkmmunity Center.

» Determine whether changing use patterns and chgmigmographics in the
neighborhood warrant changes in park amenities.

» Consider leasing commercial or institutional spacerder to provide amenities
and programs for residents in the Twinbrook area:

o Expand activities for seniors within the Twinbroogighborhoods.
o0 Expand activities for teens, with free and low cadivities for teenagers,
in the Twinbrook neighborhoods.

* Promote the City of Rockville Recreation and P&khkolarship Program that
encourages individual and corporate giving.

* Fully fund the improvements in the Civic Center gdRange Plan to ensure that
the property is sustainable and accessible foeatiand future residents.

» Continue to monitor and review the City’s Recreatamd Parks Cost-Recovery
policy to determine what adjustments might be nefliio meet the needs of all
residents of the Twinbrook community.

* Review the use of the space at the Rockcrest Remmgaenter as part of any
related CIP project to determine the most approgriae that meets the
community’s current and future needs.

» Consider a review of the Montgomery County Twintkrddbrary to determine if
this heavily utilized facility is meeting the commity’s needs, and when
additional space will be needed.

* Montgomery County should move the social serviegmms out of the former
Broome Middle School.

» Do not locate any additional Montgomery County g&r\centers, such as those at
Lone Oak and Broome, in the Twinbrook neighborhoods
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Analysis of Issues

The City provides the majority of the public semscand facilities in the neighborhood.
Responsibility for services such as education/riseue, and libraries lies with
Montgomery County, which is also responsible foework of human service agencies
and programs situated in the study area.

Demographic indicators show that the area is beeginicreasingly multi-cultural. This
change has an impact on both the kinds of socmgices that are required, and also on
the kinds of recreational activities that appea hanging population. Flexible space is
required — both indoors and outdoors - that caprbgrammed to serve the needs of
different population groups.

Page 7TATNPAG Plan reference)

The total parkland for the City is approximatel\8%tres, including Redgate Golf
Course. Using the 2000 census data, the populfiiche entire City (47,388), which
equates to 16.7 acres of parkland per 1000 populafine-quarter of the City’s parkland
is located in Planning Areas 7 and 8. The two plaspareas have approximately 200
acres of public open space: approximately 21 danrBanning Area 8, south of Veirs
Mill Road, and around 180 acres, including the &8s Civic Center Park, in Planning
Area 7. Ball fields, playing courts, and picnicaseare located throughout the planning
areas. In addition, two large cemeteries provideesmeasure of open space.
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Planning Area 7 — Parks and Recreation Facilities:

Facility

Area

Owner

Broome Athletic Park and Gym
751 Twinbrook Parkway

7.5 acres Park
(19.49 acres

Montgomery County.
Park area leased by City,

total) of Rockuville.
Calvin Park 5.9 acres City of Rockville
1248 Gladstone Drive
Civic Center Park 153 acres City of Rockuville

603 Edmonston Drive
Climbing Gym
Croyden Creek Nature Center
F. Scott Fitzgerald Theater
Glenview Mansion

Lone Oak Park 6.53 acres total| Montgomery County
Grandin Avenue at Woodburn

Road

Meadow Hall Elementary School 8.4 acres Montgomery County
951 Twinbrook Parkway Public Schools
Rockville High School 30.3 acres Montgomery County
2100 Baltimore Road Public Schools

Silver Rock Park 2.5 acres City of Rockville

Clagett Drive and Maple Avenus

Tweed Park
Tweed Street

1.4 acres

City of Rockville

Planning Area 8 — Parks and Recreation Facilities

Facility

Area

Owner

Hillcrest Park
1150 Crawford Drive

4.4 acres

City of Rockuville

Rockcrest Ballet Center and Park7.4 acres

1331 Broadwood Drive

City of Rockuville

Twinbrook Community 9.2 acres City of Rockville
Recreation Center and Annex

12920 Twinbrook Parkway

Twinbrook Elementary School | 10.I5 acres Montgomery County

5911 Ridgeway Avenue

Public Schools

Please see Appendices and for additional inforomadn Parks and
Recreational facilities in Twinbrook.
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The 2000 U.S. Census puts the total populationairing Areas 7 and 8 at 10,847,
which equates to 18.2 acres of parkland per 10@@lption. This exceeds the national
standard of 10 acres per 1000 population as setebMational Recreation & Park
Association guidelines. But these statistics camisteading. In Planning Area 8 alone,
the 5,414 residents (2000 U.S. Census) share 2%,amrapproximately 3.8 acres per
1000 population, while in Planning Area 7, withimigar population (5,433 - 2000 U.S.
Census) there are more than 33 acres per 1000gimpul

The Twinbrook Station development will provide someasure of open space, but not
recreational open space, such as ball fields, laee tare very few opportunities within
the area to create additional open space. Thea@idythe neighborhood associations
should investigate possible open spaces of whatexerfor pocket parks, especially near
the Twinbrook Metro Station.

The City recently adopted a Park Zone as a pratectiechanism for City parkland.
Alternative means, such as a system of conservaisaments or an enhanced open
space zone could also add an additional layeraieption to both City parkland and
other open space resources.

The Park Land Acquisition Fund in the City’s Capltaprovements Program (CIP) has
been assigned “placeholder” status and is not fintleis gives the City little ability to
act quickly should suitable open space becomeahail

Cost of Services

The City implemented a system of Recreation anésPawst recovery in 2004. All City
owned facilities are expected to recover a cepantion of their costs, with the
exception of places such as City parks. In the Bvaok area there is a five-year cost
recovery target of approximately 75% for Civic Gantosts, and 50% for Twinbrook
Community and Recreation Center costs. By conttiastfive-year goal for the Lincoln
Park Community Center is 20%.

The City’s target for overall cost recovery withire Department of Recreation and Parks
is 36%. While managing the City's expenditures lauaable goal, recreation and parks
programs serve a social and community purpose,hahiy not be met if programs are
too expensive for citizens in the area. Howewetucing cost recovery in Twinbrook
would have a fiscal impact on the revenue produlcétecreation and Parks programs.

Of larger communities surveyed, the target ramgedst recovery was 25-50%, placing
the City’s target of 36% within this range. Norg#ss, some community members have
expressed concerns about whether prices at the TaZ&®Beyond the means of some
neighbors. The City should periodically evaluateetiher continuing at this level is
desirable if the social and community needs oftedICity’s residents are to continue to
be met.
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Youth Services

The City offers a wide range of activities for clén from pre-school childcare to teen
activity events. Pre-school and childcare prograhmild be expanded if space is
available and demand is warranted.

In Planning Area 7 the Civic Center complex offspgcialized programs and camps at
the Nature Center, the Climbing Gym, and the Tleedthese activities are for children
from all parts of the City and the surrounding arddlanning Area 8 features a Summer
Playground program that serves approximately 13@dreim, and The Kidz Club After
School program serves approximately 90 childreraddition, approximately 13% of the
registrants in the after school program for midstibool children in the CHAT Room are
from the Twinbrook area. The Twinbrook Communityldecreation Center (TCRC)
offers a supervised after school program for chitdattending Twinbrook and Meadow
Hall Elementary Schools and a Literature Clast®iensummer. Organized programs are
offered in the afternoons during the summer for TORembers.

TCRC is open to adults and teens over 15 yearaftdd 7:00 p.m. (8:00 p.m. on Friday
and Saturday and during the summer). The Rockfaeiity is devoted solely to ballet,
leaving teenagers without a “neutral” place to nveiéht their friends and neighbors. The
City’s Recreation and Parks Department has estedgliprograms to serve teenagers, and
these could be expanded in the Twinbrook arealdit@mnal facility space could be made
available.

Senior Citizen Services

According to the 2000 U.S. census there are 1,889lp over 60 (809 men and 1,030
women) in the 20851 zip code area. In Twinbrool@ &éniors are Senior Center
members.

Senior services available to Twinbrook residenttuide free bus transportation to and
from the Senior Center; a resident annual discmerhbership of $25 for Senior Center
membership; active and passive activities at thenbr@ok Community Recreation
Center, especially during the day for seniors &fhCRC membership; Twinbrook Park,
Civic Center Park; FSF Theatre; and Glenview Mamsitowever, based on community
input, some members of the community feel thateler lack of “neutral”
unprogrammed enclosed space within the communitgdoior residents to meet and
interact with their neighbors.
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City Owned and Managed Facilities
The Civic Center

The historic Glenview Mansion and the F. Scottgetald Theater are located on the
Civic Center site, and provide cultural and reaoeet! amenities for City residents, and
others from surrounding communities. In previouargeCIP modifications on the Civic
Center property focused on enhancements to spédiiidings. Now, as programs have
increased, the Civic Center property should beidensd as a whole, rather than in
isolated parts. A Task Force, consisting of repregeves of the Recreation and Park
Advisory Board, the Cultural

P T MR A D B oo iienee

Arts Commission, The Historic District Commissidilme Mansion Docents, as well as
City Staff, was set up to create a comprehensiae fd address the Civic Center issues.
The City retained John Milner Associates, Inc. @@€ULUS to prepare a Long Range
Plan for the Glenview Mansion and Grounds. The Rlas completed in July 2002 and
has served as a decision-making tool on the fuhaeagement and use of the property.
The Task Force developed a list of issues thatetatiention and assisted in the
development of the Request for Proposal to hireragineering consultant.

In April of 2004, the City contracted Apex Engineerto:

* Modify existing parking lots to potentially incremsapacity and to meet
Americans with Disabilities Act (ADA) requirements.

* Examine and redesign entrance road for more da@gss to main parking lot
and regulate traffic flow.

* Examine alterations of existing traffic flow witlptions of restricting access on
main road to Glenview Mansion and creating new way-traffic in another
location.

» Develop better internal pedestrian access to [zauktfes.

» Design functional drop-off and service areas.

» Develop a phased approach for construction/modiifica to each area and
present a detailed cost estimate for each.

Apex has worked with City Staff, the Task Force ardjhborhood residents to examine
the issues. Design options and modifications haen ldeveloped that respect historical
and significant landscaping issues, storm wateragament and traffic requirements.
Once the Mayor and Council have approved the fiealgns, the City will address the
phasing in of modifications. Funding has been skteain the CIP starting in 2010 to
address ADA issues first, and then modify otheasiia subsequent years.
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Twinbrook Community and Recreation Center

The Twinbrook Community and Recreation Center (T¢CRE&s established in October
1999 to provide a variety of activities for resitleand space for community events;
offering classes, special events, and fitness appities; complimenting the school
curriculum for youth; and providing information arepistration for City programs. The
Center is not open to unsupervised youths of 14syald and younger after 7:00 p.m.
Monday through Thursday, after 8:00 p.m. Friday 8aturday and during school breaks
and the summer.

There are approximately 70,000 user visits to #rar each year. TCRC operates on a
membership basis and is open to City of Rockvélgdents and non-residents. There are
a variety of membership options available. In 26@8e were 1,221 individuals with
Annual
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Center Memberships, just under half of whom, 624 ,Gity Residents

* 417 members are 18 years and under
* 655 members are 19 years to 64 years
* 17 members are 64 years and older

* 132 members who are listed as “other”

In 2008 there were 206 individuals with Annual Egs Memberships, 144 of whom were
City residents:

* 2 members are 18 years and under

» 148 members are 19 years to 64 years
* 22 members are 64 and older

* 34 who are listed as “other”

TCRC offers a full range of facilities: a full siggmnasium, computer lab, two
multipurpose rooms, fitness center, lobby areagartmilding — used as a child care
center and for evening meetings, City Police ofiod an outdoor playground, together
with tennis and basketball courts. Issues currdatting the TCRC include: unsupervised
children in the Park, the difficulty of motivatiragd involving teenagers in activities and
homework, an increasing number of rentals and i¢tivring the day, damage to the
facility, and patrons stealing from other patrons.

Space constraints limit the availability of “neutspace” for residents (of all ages, but

youth and seniors particularly) to drop in and ntketr neighbors, and this Plan
recommends that the City should explore the felityilof expanding the Twinbrook
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Community Center. In addition, the cost recoverstem potentially could lead to an
increase in activity fees, further reducing the benof residents who can afford to enjoy
them. Further cost-savings might require a redandtiche Center opening hours and
staff and additional rentals to private groupsch@arships are available to low-income
residents, and these can meet the needs of residantwish to participate in a particular
program. The City always welcomes donations ¢oRkcreation Fund “People Helping
People” and more information on how to make a donatan be found at
http://www.rockvillemd.gov/recreatioar by calling 240-314- 8620.

Events such as Halloween, Valentines and Mothea\s parties are offered at a low cost
and are very well attended. TCRC staff is seekmnsors for special events to keep
costs to a minimum. Telephone 240-314-8830.

The Rockcrest Ballet Center and Park (Rockcrest Reeation Center)

The Rockcrest Ballet Center and Park (Rockcrestdagion Center) is centrally located
within the community at 1331 Broadwood Drive. Traleis available to the public at
large, but the Center is used solely for balletdes and practice. Starting in FY2011, the
City plans to renovate and expand the Center ieramake it into a multi-use facility,
and provide space for the expansion of the darwhtifes. Plans call for adding a multi-
purpose room and/or converting the facility to agral Community Center. Both senior
citizens and teenagers appear to feel undersenvidx iTwinbrook neighborhoods and
the City may wish to consider whether ballet isrin@st appropriate use of the facility, or
whether it might be put to a use that would seeerteeds of the community that
surrounds it, rather than the City as a whole.

(Please see Appendix for a listing of Recreadind Parks facilities and programs
offered in Twinbrook.)

Montgomery County Owned and Operated Facilities
Schools:

Montgomery County Public Schools (MCPS) has esthbli a set of objective criteria
and a transparent process to handle the expansidoranodernization of schools:
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The “over-capacity” trigger is 92 seats, or folasdrooms.

 The MCPS Demographer looks at the school graderagegand year-by-year to
determine growth patterns.

» A Feasibility Study is scheduled into the 6-yeaP CThis study is conducted to
determine the needs.

B-68



Attachment B
City of Rockville Twinbrook Neighborhood Plan

Mayor and Council Recommended Draft — April 2009

* Planning and construction money will then be alledahrough the CIP.

* The County Council has instructed MCPS not to annewan expansion date until
the Feasibility Study is completed and the planming construction money have
been allocated.

There are two elementary schools, one high schabbae special needs school within
the planning area.

Twinbrook Elementary
5911 Ridgeway Avenue
Site size 10.15 acres.
Zoned R-60 residential.

Twinbrook Elementary School was built in 1956, restted in 1986 and includes a gym,
which is also used for community activities. Thén@a's 10.15-acre site offers the
option of adding an addition.

» The City uses the school for a wide range of rameal programs for both youth
and adults.

* MCPS plans to retain the site as a school foritaef the Twinbrook
Neighborhood Plan.

Meadow Hall Elementary
951 Twinbrook Parkway
Site Area 8.37 acres.
Zoned R-90 residential.

The City of Rockville’s CIP allocated $200,000aasontribution towards construction of
a “community sized” gym at Meadow Hall. This hasded a larger main court, space
for a small bleacher section and other amenitiasuhil allow for a greater level of
community use programming.

» The City uses the school field for recreationalgpams.
« MCPS plans to retain the site as a school foriteef the Twinbrook
Neighborhood Plan.

Rockville High

2100 Baltimore Road
Site area 30.32 acres:
Zoned R-90 residential.

» The City uses the school field for recreationalgpams.

* MCPS plans to retain the site as a school forifaef the Twinbrook
Neighborhood Plan.
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Carl Sandburg Learning Center
451 Meadow Hall Drive

Site area 7.6 acres:

Zoned R-60 residential.

The Carl Sandburg Learning Center is schedulechfmiernization. A Feasibility Study
has been completed and planning is scheduled f&2(A2Y.

» The Learning Center provides services for disableldiren and does not have
gymnasium or classroom space that are suitableofmmunity use.
 MCPS plans to retain the site as a school.

Community-Level Human Services
Lone Oak Center
1010 Grandin Avenue

The Lone Oak Center is owned by Montgomery Countyoffers community support
through a number of non-profit groups. Lone Oakt€eis well maintained, offers
services to the community, and appears to be well r
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The adjacent Lone Oak Park is leased by the Cigankville and is programmed for
recreational use.

* MCPS has no plans to return the site to school use.

Broome Middle School (former)
751 Twinbrook Parkway

Site area 19.49 acres:

Zoned R-90 residential.

MCPS closed Broome Middle School more than tweetyry ago. The site is now owned
by Montgomery County, which uses it as office spacehe Montgomery County Board
of Elections and the Montgomery County Departmémi@alth and Human Services
(HHS). A number of community services are provided.

* The gymnasium and field are leased to the CityafliRille for recreational use.
* MCPS has no plans to return the site to school use.

(Please see Appendix for a full list of humarvier programs located in Twinbrook)
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The community has expressed continuing concern astéerities at the Broome site and
Montgomery County should move the social serviagmms out of this location, as
they are not compatible with a residential commpuaitan adjacent elementary school.

This Plan supports the existing County serviceereait Lone Oak, but recommends that
no additional County service centers be locatatienTwinbrook neighborhoods.

Twinbrook Library:
202 Meadow Hall Drive

The Twinbrook Library, one of two County librarieeated within the City, is situated at
the intersection of Meadow Hall Drive and Veirs MRload. It was renovated in 1999 —
2000.

The Library offers books and media as well as eewahge of community activities,

from children’s story times to workshops and cladse all ages. It is well used and often
crowded. This Plan recommends that a review bewdad to determine if it is meeting
the community’s needs and when additional spadeébeiheeded. The Library’s location,
adjacent to the Twinbrook Shopping Center, meaatsattivity in one area tends to spill
over to the other. Library staff echoes the cons@frarea business owners about
loitering and security. (Please see Chapters Bdndrecommendations about the area.)

Twinbrook Swimming Pool
13027 Atlantic Avenue
Site area 4.62 acres.
Zoned R-60 residential.

The Twinbrook Swimming Pool Corporation is a prezarganization that owns a pool
complex on approximately 4.62 acres that are adjaoeTwinbrook Park. It operates as
a private swimming pool and members of the commyunéy purchase a membership.
This Plan recommends that the base zone remaind@é@onfirms the recommendation
made in the City’'s Comprehensive Master Plan. Gon€ity Master Plan
recommendation:

“Maintain the R-60 zone for single family housing the Twinbrook Swimming Pool
Corporation site if it is developed or acquire $iite for additional park and green space
to increase the size of the park.” Should the @aguire the property for
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parkland, steps should be taken to permanentleptrdtas parkland. Consideration

should be given to retaining the swimming facisitfer public use (funded by the City of
Rockville or by the City in partnership with Montgery County).
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Churches

There are eight church sites within the Twinbrotdnping areas, all of which lie on
residentially zoned land. (See Chapter 2: Land dsd Chapter 3: Housing.) Several of
the church sites cater to more than one congregakite churches have proved to be
“good neighbors” in the past and none of them h@resented a problem to the
neighborhood in terms of excess traffic. This plagrefore supports the churches
continued presence in the area, and recommendth#hasites continue in their present
use.

Emergency Services, Fire and Rescue

The City of Rockville Police provides police resgerto the two Planning areas. The
Rockville Volunteer Fire Department provides firedaescue services from their Station
23 on Rollins Avenue and Station 3 on Hungerforov@r

Crime and Public Safety

The population of the Twinbrook neighborhood wiitiease over the coming years with
the development of Twinbrook Station and the pdesidevelopment of smaller areas
such as industrially zoned properties on Lewis Axeand the Ardennes Avenue/Halpine
Road sites. In the short term, additional policegia must be planned for to keep the
community safe and secure. In the long term, asbreok Station builds out, the City
should consider establishing a Police substatigheriVeirs Mill Road commercial area,
as currently there is no substation in the eagtertion of the City. (See Chapter 4.)

The City offers a Mediation Service to help resaksies at the neighbor-to-neighbor
level.

B-72



Attachment B
City of Rockville Twinbrook Neighborhood Plan

Mayor and Council Recommended Draft — April 2009
R o))
Chapter 8: Implementation
Analysis of Issues

The Twinbrook Neighborhood Plan seeks to lay oetdinrent conditions within the
neighborhood, provide guidance for its continuedblity and enhancement, and
establish conditions to foster a cohesive commuthiy is able to embrace change, while
retaining the unique qualities that have servedesgglents for the past half century. To
meet these goals, the Twinbrook Neighborhood Pldwisdry Group made a series of
recommendations that aim to respond to change wdslgecting the rights of individual
property owners in the residential, the commermal the industrial areas.

But a plan is just that, a plan, until its recomufetiions are acted upon. A workable
series of implementation strategies are an essentigponent of any well-thought-out
plan, and five key areas have been identified duilie planning process that can act as
catalysts for implementation of the Plan recomméaoda. Each catalyst is described
below, together with supporting initiatives thag¢ antended to promote implementation
of the major goal. The five catalysts are:

* The Residential AreasMaintain and enhance the residential characténeof
Twinbrook neighborhoods to ensure continued vigbdnd sustainability.

» The Public Realm:Maintain, upgrade and acquire publicly owned lemdnsure
that recreational opportunities, public accesgibdnd the natural environment
enhance the quality of life for all residents.

» Transportation and Accessibility:;Promote safe and easy multi-modal access to
mass transit, retail and community facilities.

» The Commercial AreasPromote the renewal of the Twinbrook neighborhood
commercial areas.

* The Industrial Areas:Promote the renewal of the Twinbrook neighborhood
industrial areas.

These catalysts group together Plan recommenddtimmsthe various chapters and
should help residents, and the City, to identifgj@cts and programs that can help meet
the objectives laid out in each catalyst.

Twinbrook is a maturing neighborhood that was hatil& time when the City embraced
single-use zoning categories and relied on a s&taoidards that were applied City-wide.
The R-60 zoning category that regulates the Twiokmeighborhoods allows the same
height and setbacks in communities throughout tbe @arket forces at the time of
development influenced the size and style of theshng that was built. The City has
recently adopted revisions to the R-60 zone thatldvceduce a home’s allowable height
and lot coverage, and these new provisions shautwhlefully monitored in communities
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such as the Twinbrook neighborhoods to ensurethlegtdo not impose undue burdens
on homeowners who wish to expand and improve ti@mes.. |

The commercial and industrial areas of the neighbad are also maturing, although at
the present time they remain relatively well mamed, have few vacancies and
generally provide an acceptable return on investreetheir owners. But the adjacent
new developments, such as Twinbrook Station an@Rdukville Town Square, are
bringing change, and single use neighborhood cowriai@nd industrial areas may not
function quite so well within the next ten to fiéie years. Places such as the Veirs Mill
commercial area and the Lewis Avenue and Ardenradgiiie industrial areas also offer
the potential
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for accommodating a portion of the residential giothat is anticipated within the City
and the region over the next twenty-five years.

Tools Available

The City does not currently have a comprehensigevelopment policy that identifies
areas that might be suitable for revitalizationpotiine the incentives available to
encourage their redevelopment. The City shouldusetits power of Eminent Domain to
assist in the redevelopment of the commercial addstrial areas in Twinbrook.
Therefore, a set of regulatory tools that can acheentives to private redevelopment
will need to be devised and implemented.

Catalyst Number 1

The Residential Areas:Maintain and enhance the residential charactérefwinbrook
neighborhoods to ensure continued viability andasnoability.

Summary of Project:

* Maintain the R-60 single unit residential zoninghe Twinbrook neighborhoods.
Monitor implementation of the newly adopted R-6@eaevelopment standards.

* Preclude site assembly in the R-60, RMD-10 and PBD-kbned areas of the
Twinbrook neighborhoods.

* Encourage the creation of Neighborhood Conservdistricts, should
individual neighborhoods choose.

* To assist homeowners as they renovate their hamegs|op a Pattern Book that
illustrates the existing housing types and stregiss and makes
recommendations for compatible additions, accesseeg and infill homes.
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Who:

* A group of citizens/residents from the Twinbrookgihdorhoods.
o City staff.

* Qualified housing design consultant to assist Withdevelopment of a Pattern
Book.

Support Initiatives:

* Initiate a review of the City of Rockville’s HougirMaintenance Codes and
practices to ensure that they meet the needs afrmgtneighborhoods.
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» Establish a permanent protection mechanism, suchraservation easements for
City-owned open space, to give permanent prote¢tidghe Civic Center Park
and other public parks and to ensure the contionatf an adequate amount of
neighborhood open space. Permanently protect thicfyuaccessible buildings
attached to the public parks.

* Encourage individual homeowners to apply to thg €ithey wish to have their
homes considered for designation as historic sites.

* Expand the City's Community Development Block Geaf@DBG) program to
serve a larger number of homeowners.

* Increase promotion of the City of Rockville Low-broe Homeowner Tax Credit.

Catalyst Number 2

The Public Realm:Maintain, upgrade and acquire publicly owned lamdnsure that
recreational opportunities, public accessibilitgldhne natural environment enhance the
quality of life for all residents.

* Increase open space and recreational opporturtteser to new population
centers.

* Provide greater access to recreational, sociataminercial facilities.
Summary of Project:
» Develop and implement a comprehensive Parks anlicFgjaces Plan for the
Twinbrook neighborhoods to improve and increaseptiigic realm.

0 A systematic review of how the public buildings dadilities in the
Twinbrook neighborhoods are used.
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o Complete an inventory identifying and quantifyingséing greenspace
and potential greenspace opportunities for pocaskts) tot lots and
additional buffering.

» Identify funding sources (Project Open Space, RakAcquisition Fund, etc.)
* Review impact of Recreation and Parks Cost-Recoveligy on neighborhood
amenities and services.

Who and What:

» Twinbrook citizens.
» City staff: Planning, Recreation and Parks, Puliarks.

Support Initiatives:

* Develop and implement a permanent protection mestmafor City-owned
parkland to give permanent protection to the Ci¥nter Park and other public
parks, and to ensure the continuation of an adecarabunt of neighborhood
open space. Permanently protect the publicly

oo PR A C Plop poloroner)

accessible buildings attached to the public parks.
* Provide funding for the Parkland Acquisition Fund.
* Create a system of conservation easements for piepalentified as suitable.
* Support retention and expansion of the urban taeemy.

Catalyst Number 3

Transportation and Accessibility:Promote safe and easy multi-modal access to mass
transit, retail and community facilities.

* Enhance neighborhood quality by improving bothappearance and the
functioning of the streetscape to link the commytogether.

Summary of Project:

* Implement a soft-wheel circulator trolley that rusdsckwise and counter-
clockwise from Rockville Town Center-Rockville MetWeirs Mill Road-
Twinbrook Parkway-Twinbrook Station-Twinbrook MetRockville Pike-
Rockville Town Center to increase connections betwiae Twinbrook
neighborhoods, the Rockville Town Center, Twinbr&tktions and Rockville
Pike.
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* Facilitate pedestrian and bicycle access acrosafrank Parkway, Veirs Mill
Road and the CSX and Metro railroad tracks.

* Develop a comprehensive plan for intra-neighborhpedestrian and bicycle
access.

» Complete the City’s sidewalk project to improvegigorhood connectivity.

* Twinbrook citizens.
» City staff

* Montgomery County
» State of Maryland

Support Initiatives:

» City and State should initiate a streetscape prageienprove the physical
appearance of the Veirs Mill Road commercial ang@nbtalling additional trees
and landscaping elements, while assuring safe si¢c@s the neighborhoods to
the commercial areas.

» Study feasibility of pedestrian/bicycle connectiamsler Veirs Mill Road, at or
near Atlantic Avenue, to link both sides of thegidgiorhood and to improve
connections to Rock Creek Park.

* To reduce the impact of cut-through traffic; stuldg feasibility of one-way
circulation systems throughout the Twinbrook nemihioods, especially in areas
with “short blocks.”

Catalyst Number 4

The Commercial AreasPromote the renewal of the Twinbrook neighborhood
commercial areas.

Replacement of maturing single-use commercial amgidismixed-use
neighborhood centers that would provide additioasidential options together
with a wide range of goods and services to ser@eéighborhood.

Summary of Project:

» Confirm the Mixed Use Neighborhood Commercial ZOXNC) — with a
maximum height of sixty-five feet.

* The text of the MXNC zone should be amended to maphe allowable uses to
ensure continued viability of the area.

* If the Shopping Center redevelops, then the exdensi Atlantic Avenue through
the Shopping Center to McAuliffe Drive should bedied to determine if the
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extension will improve traffic circulation in theirsounding community and if the
extension can be designed to be compatible witptbposed redevelopment. In
the study particular attention should be paid adfitr calming, pedestrian access
and safety by utilizing the existing signalizecersection.”
Recommended land use: mixed-use neighborhood corraheavith a mix of
residential and commercial uses, including retad affice.
Ground floor retail should include a full-servicegery store and a variety of
shops and restaurants to serve the neighborhood.
Businesses in the area should be encouraged toafdwinbrook Business
Association.
Conditions to be met in order to redevelop:

o Site assembly:

= The Twinbrook Mart condominium should only be reeleped as
a combined property — not as individual units.

o Connection of Atlantic Avenue

o Provision of publicly-accessible space

o Project proposal meets all the conditions of zone
If the Maryland State Highway Administration desde proceed with an
enhanced transit system, consider area as a tharsit
Include study of the feasibility of pedestrian/lateyconnections under Veirs Mill
Road to link both sides of the neighborhood, togetith extensive streetscape
improvements

Page 83TNPAG Plan reference)

Who:

A working group should be formed to help guide redlepment of the area. For
the Veirs Mill Road commercial area this group ddonclude but not be limited
to the following: residents from both Twinbrook Rteng Areas, property owners
and/or their representatives, business owners, RBBor Rockville Chamber of
Commerce, City staff working with a qualified dasiconsultant. (Include and/or
consult with Montgomery County and the State Highwaministration(SHA).)
REDI should include Twinbrook service and retaitegs as part of their mission
to strengthen and broaden the economic base ofRlecknd work to foster a
Twinbrook Business Association.

Support Initiatives:

City should coordinate with SHA to initiate a stiss@pe project to improve the
physical appearance of Veirs Mill Road commerciababy improving pedestrian
environment, installing additional trees and enlramtandscaping elements.
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» Increase City presence in the Veirs Mill Road comruiad area, particularly with
the installation of a City Police Sub-station aridrap-In Center for area
teenagers and senior citizens.

 Recommend that the City formulate a comprehensageRelopment Policy with
appropriate incentives for the redevelopment otsjgel areas.

* Review of City's Commercial Code Enforcement p@sgand practices.

* Implement a City-sponsored facade improvement fmagram for neighborhood
businesses.

* Implement simultaneous to High Performance BuildDrginance adoption.

* Encourage REDI to work with the Rockville Chamb&Commerce to broaden
their membership base and to strengthen theircEs o retailers in Twinbrook.

* Businesses in the area should be encouraged toafdwinbrook Business
Association.

Catalyst Number 5

The Industrial Areas:Promote the renewal of the Twinbrook neighborhimaldistrial
areas.

* Improve transitional area between Metro/Twinbrot&ti®n and the Twinbrook
neighborhoods. Retain uses that serve communitieelkpanding allowable uses
to enable owners to maximize on their location.

» The area should remain within Planning Area 8.

* No automobile uses should be allowed.

* No adult oriented establishments should be allowed.

* Businesses in the area should be encouraged toafdwwinbrook Business
Association.

Summary of Project:
For the properties on Lewis Avenue:
» Confirm the Industrial Light (I-L) zone.
o Mix of uses may be vertical or horizontal, depegdimpon site design.
0 Residential units should be located on upper flamic facing on to Lewis
Avenue.

o Live-work units should be encouraged.
o Commercial retail uses should be very limited.

For the properties at Twinbrook Parkway/Ardennes Avenue:

» Confirm the Mixed Use Employment (MXE) zone for tieiwest/Meljay site at
the intersection of Twinbrook Parkway and ArdenAgsnue..
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o Confirm the Mixed Use Business (MXB) zone for 12l 12720
Twinbrook Parkway.

0 12720 Twinbrook Parkway is recommended for all ialtnily
residential use that will create a horizontal mixises in the Twinbrook
Parkway/Ardennes Avene/Halpine Road area.

0 Recommend the City-owned buffer located betweer2QZ&vinbrook
Parkway and Halpine Road be improved by the owh&Rd20
Twinbrook Parkway in accordance with City of Rodlksspecifications.
The owner should work with the City to maintain thefer in future
years.

o Should the properties at 12710 and 12730 TwinbRexkway annex into
the City they should be rezoned Mixed Use Busiiiieb$B)

P PR A C Plop poloroner)

» Site assembly:
0 The Lewis Avenue Condominium should only redevels@a combined
property — not as individual covenant units.

Who:

* Twinbrook residents

* Property owners and/or their representatives
* REDI

o City staff

Support Initiatives:

* Review of City’s Commercial Code Enforcement p@gand practices.

 Recommend that the City formulate a comprehensageRelopment Policy with
appropriate incentives for the redevelopment otsjeel areas.

* Implement a City-sponsored facade improvement fmagram for neighborhood
businesses.

* Implement simultaneous to High Performance BuildDrginance adoption.

* Improve open and green space elements in the(@.ga5946 Halpine Road and
improved maintenance for the treed buffer areaadpiHe Road.)

* Request REDI to include Twinbrook businesses asgbdineir mission to
strengthen and broaden the economic base of Rtekvil

* Encourage REDI to work with the Rockville Chamb&Commerce to broaden
their membership base and to strengthen theircesto Twinbrook businesses.

Fop BB PRE AT Sl pofonpen
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City-wide Issues that Affect the Implementation othis Plan

» Develop a City redevelopment policy.
» Develop City policy on industrial land.
» Develop City policy on retail properties.
* Review the City’s Housing Policy to de

Fope 2R AC Pl roloonen)

termine whether the current MPDU program is meetimgent and future
housing needs.

* Review policy on citywide retail sector, with focas retail centers that abut
residential neighborhoods.

» Develop City policy regarding residential uses hgtmajor highways.

» Establish design standards within Rockville Pikd &winbrook Metro
Performance Zone Plans to mitigate reflective ntris@ buildings abutting
railroad tracks.

* Review impact of Recreation and Parks Cost-RecoReficy on neighborhood
amenities and services.

* Fund Park Land Acquisition Fund within City’'s Cagitmprovements Program.

* Encourage review of impact of Community Policindi&o

» Ensure adequate Inspection Services staffing levels

» Strengthen City’s residential property maintenacmees.

* Request REDI to include citywide or neighborhoo/iee and retail centers as
part of their mission to strengthen and broaderettmmomic base of Rockville.

* Encourage REDI to work with the Rockville Chamb&Commerce to broaden
their membership base and to strengthen theircesto retailers in all parts of
the City.

« Develop a City-sponsored facade improvement loagrnam for neighborhood
businesses.
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Appendix 1 — Twinbrook History

City staff uncovered a great deal of informatioowaithe very early days of Twinbrook
as they were researching the area. It has bekrded in a more comprehensive History
of Twinbrook, which traces the evolution of theafeom the first land grants right
through to the twentieth century, and is availasiéne at:

http://www.rockvillemd.gov/masterplan/twinbrook/

Twinbrook History
Influences on Post World War Il Suburbia

The bulk of Twinbrook’s housing inventory and othdevelopment dates to the
transformative period that followed World War The United States had recovered from
the Great Depression and the War to become an sgornand military superpower.
Birth rates exploded. Population growth, suburegpansion, changes to urban planning
policies, increased automobile ownership and usel experimentation with mass
production techniques and architecture were oaugiroutside the edges of urban areas
throughout the U.S. after World War Il. The autonelbecame widely prevalent and
residential development patterns changed to refthedt

Examples of neighborhoods similar to Twinbrook t&nfound all over the U.S. Post-
war trends, along with the strong influence of Beeleral Housing Administration (FHA)
regulations, resulted in similar low density patgenf development and homogenous
housing products across the U.S. The FHA had aobat impact on street design, lot
sizes, site plans and community amenities of pastsubdivisions.

Federal Housing Administration

Home purchasing was largely limited to those whoald¢@fford to buy a house with cash
in the 19" century. By the 1920s, home buyers often were fbsecure short-term loans
which had a balloon payment after 3 to 5 yearsweéler, this system proved disastrous
to many during the economic crises of the late $9td 1930s. The National Housing
Act of 1934 established The Federal Housing Adniai®n (FHA) to restructure the
collapsed home financing system. Its federal htoaa insurance program set the stage
for the emergence of large-scale residential deezk before and after World War 1.
With it came a set of standards for housing corsitya and subdivision design.

Between 1924 and 1940, the FHA published a seffidsiltetins that set standards for
subdivision location, transportation access, inftecture, compliance with local zoning
and subdivision regulations, and deed restrictioffsesented as advisory, these bulletins

! Rockville’s first zoning ordinance was adopted 882 and regulated height, bulk and location ofdiugs on lots.
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had an aura of authority by those who sought gewment financing. The publications
also made subdivision design recommendations ssicheating long blocks to eliminate
unnecessary streets, eliminating sharp corners damgjerous four-way intersections,
providing parks, playgrounds and other communitgities, and incorporating existing
topography and natural features in subdivision Udyo Curvilinear streets were
recommended as early as the 1930s by the FHA bedthayg offered more privacy and
visual interest and adapted better to the topografline goal was to stabilize real estate
values and provide safe, liveable neighborhood# would justify mortgage lending and
FHA mortgage insurance. The FHA encouraged ecosmwii scale facilitated by large-
scale operations where a single developer arrafayeldnd purchase, subdivision plat
design, and the design and construction of houseks vého would lay out entire
neighborhoods according to FHA principles.

FHA’s Planning Small House§1936) andPlanning Small Home$1940) introduced
house designs based on the principles of exparityakbiffordability and standardization.
The floor plans removed non-essential spaces l&kvays, traditional ornamentation,
and other features that would add to cost. Thelsist FHA house became known in the
home building industry as the FHA Minimum Housd. whs 534 square feet with no
basement. It had two bedrooms and one bathrootheinmear and a small kitchen and
living area in the front. Larger variations of thenimum house were available as well
and evolved into the Cape Cod and Ranch stylesA &lHo provided instructions for
arranging the houses in cul-de-sacs and alongistegees by varying exterior design and
materials and siting to avoid repetition and mongto

Many of the FHA standards and recommendations bectma basis for post-WWII
subdivisions like Twinbrook. ThEHA Underwriting Manuaklnd its related publications
greatly influenced the character of the new suburiEighborhoods. Post -World War |l
housing development, nationally and locally, wasrahterized by several common
elements, including:

Socio-economic and racial homogeneiortgage insurance was readily available only
in areas where the housing stock and demographatstme FHA’s narrowly-defined
standards.  Middle-income white families occupib@ majority of new suburban
residential communities.

Easy availability and affordabilityGovernment financing, low interest rates, and cost
effectiveness made it possible for many to buy & sagle-family home for the first
time. It was often cheaper to buy a new houskerstiburbs than to rent in the city.

Mass production techniquesthe novel strategies and technology developed duha
war were employed in creating new suburban neididmds. Construction processes
were swift and relied on standardized component$ @mensions. This helped to
provide a rapid response to the post-war demandffordable housing.
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Outlying locations:Large areas of vacant or rural land were neceskaryhe mass
production needed to address the huge demand fairtgp In-fill locations in cities
could not accommodate these new techniques.

Curvilinear street designould conform to the natural terrain of a site afldw homes to
take advantage of hills, creeks, ravines, etc.vi@grstreet patterns gave the impression
of country living, affluence, and other desirabiealities while reducing traffic flow and
speed within the neighborhood.

Low density: The emphasis was on detached single-family howigs surrounding
yards.

Architectural similarity: The tract house offered a limited number of modelkeep
costs low. Variations in window fenestration, otegion, siding color, and roof form
kept the houses from looking identical.

Expansion potentiahnd flexibilitywere built in so houses were initially affordabiet
could be enlarged as needed and as accommodatadci®ases in income. An
unfinished second story was common.

Renewed interest in Modernist idea$he post-war housing shortage was so great that
the market was willing to accept greater variety aew design concepts, though these
were modified for mass consumption and conservadiM& guidelines. Modernism
emphasized simplicity, function and utility, theeusf modern materials and technology,
open floor plans, window walls uniting inside withutside, and a more horizontal
orientation. Frank Lloyd Wright's Usonian homdse term he coined in reference to his
simple and affordable but comfortable and technoldly advanced homes, inspired
many post-war homes around the country.

Relationship of indoors with outdoorsThis concept represented the movement from
urban to suburban orientation. Architects sougHtiring the outdoors in at this time just
as landscape architects tried to incorporate natopagraphy in the subdivision. Early
on, the grass often came right up to the houseadk@ion of patios later expanded this
relationship between indoors and out. Window waditkked the indoors with the
outdoors, allowed in natural light, and made theklgard an extension of the house.

Growing informality: The front porch gave way to the back yard patiGasual BBQs
and TV dinners replaced formal dining.

Built-ins: New homeowners wanted “built-ins” for the communfschools, shopping
centers, parks) as well as built-in appliancesawssories for their individual homes.
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Frank Lloyd Wright's Usonian Concepts

Many of these design elements can be traced baEkattk Lloyd Wright's architectural
design philosophy, coined “Usonia” around 1900. Toacept evolved over the next
several decades, coming to fruition in the 1930&ight’s Usonian ideas were a way to
address the huge need for affordable middle-classihg with the onset of the Great
Depression. The result was a style of architecheetermed “Usonian” which were
smaller and simpler than his sprawling Prarie st@esllings for which he was known.
The houses had built-in components but little orearation. Wright integrated the
houses with the landscape and nature and incogubtatge windows that brought the
outside in. Natural materials blended the houdé wie site. Common elements of the
Usoinian architectural style include dominant honital lines, flat roofs with large
overhangs, open living areas, concrete slab flowsith integral heating, built-in
components, central hearths, and interior wall$ ¢xéend to the outside. The concept
also extended to Wright's increased focus on conityuplanning and including
commercial, educational, cultural and recreatidaailities in residential neighborhoods.

Oak Ridge, Tennessee

A model for many post-war housing communities wiag titopian project that was
developed as the Oak Ridge community in Tennesseéhéd architectural firm of
Skidmore, Owings & Merrill. Oak Ridge was chosenl942 as a site for producing
enriched uranium for the first atomic bombs as mdrthe Manhattan Project. The
federal government contracted the firm to lay twttiown and design houses, apartments
and dormitories for the workers and their familiékhe homes were prefabricated, many
made from Cemesto, bonded cement and asbestossp#radl could be used for both
interior and exterior walls, depending on the finissed. The population of Oak Ridge
increased from about 3,000 in 1942 to 75,000 bys184feat that was possible because
of the new construction technology availabl@oday the City of Oak Ridge provides
original house plans along with permit-ready cangton drawings for rehabilitation for
free to homeowners to encourage investment in gireggahousing stock and help make
rehabilitation affordablé.

Levitts and Levittown

At about the same time, builder Abraham Levitt &rglsons, William and Alfred, won a
Navy contract to build a large number of defensesimg units in Norfolk, VA. During

the prior decade, the Levitts’ business concerdrate custom building a few hundred
homes per year, mostly on Long Island. The Nawntreat was their first venture in high

2 www.oakridgevisitor.com/history
® www.cortn.org/comder-html/pressureleases/housisigdgrogram.htm
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volume, low-cost housing construction and was eraged by Title IV of the National
Housing Act, which promoted home building for deferworkers.

The Levitts’ more noted project was their post-wkanned suburban housing
development in Levittown, Long Island, NY (origihatalled “Island Trees”) built

during the late 1940s. The fabrication was doneverse assembly line manner, with
specialized tasks being completed by groups whoeahdnom one house to the next.
This construction methodology allowed the Levittkéep production high and costs low
and they were able to complete as many as thinigdé®per day. The early houses cost
less than $8,000.

The first houses in Levittown, NY were built in I34or rental only, and were called
Cape Cods. In 1949, the Ranch style was adddwetbdvittown inventory. The Ranch
model was for sale only and had a more modern appea, with “California” features
such as a split roof. In 1950, the Levitts devebbfour new Ranch models that retained
many of the original features but also includegoass and televisions built into the
staircase. In total, Levitt & Sons built 17,44duses in the Long Island development
between 1947 and 1951. It was the largest housmgldpment ever constructed by a
single builder up until that time and priced withine reach of the middle-class. Similar
communities were built in Lower Bucks County, Peiivenia (1951-1958) and in
Willingboro, New Jersey (1958-1964). These homergewhe inspiration for many new
subdivisions in the U.S. and the styles are varnylar to houses found in Twinbrook.

Twinbrook

“For into the houses were to come an unusuallycaivinded homemaker with pride of
possession and ingenuity unequalléd”

Insert photo, p. 124 from Eileen McGuckian’s boadwwfrom Twinbrook Elementary
School, 1956. Need to get from Peerless and geaditc

Relatively few homes were built in the United Ssadieiring the 1941-1945 World War i
years. By 1946, demand for housing was far gretwi@n supply (by about 5 million
nationally) and the problem was exacerbated byiondl of returning servicemen who
were ready to settle down and start families. THueral government responded to this
national housing shortage with the Servicemen’sdRsément Act of 1944 (also known
as the Gl Bill) which created a Veteran’s Admirasion’s mortgage aid program similar
to that of the FHA, established a decade earliequipped with a VA loan, returning
veterans could easily purchase homes.

* Quote fromGladys L. Cross, ‘This is Twinbrook”, Twinbrook EifAugust 19, 1954. Article originally
printed in_Montgomery County Sentinel

B-86



Attachment B
City of Rockville Twinbrook Neighborhood Plan

Mayor and Council Recommended Draft — April 2009

Rockville accounted for the fastest population gfom Montgomery County in the late
1940s and 1950s. The town’s population increassd 2,047 in 1940 to 6,934 in 1950
and to 26,090 in 1960. Between 1950 and 1960, Ribelgrew by 276%, while the

County’s population grew by 107%. County populatgmowth was due mostly to in-
migration to serve the rapidly expanding federalegoment, which employed half of the
metropolitan area work force in the 1950sRockville’s growth was also due to its
massive annexation of land from 1944 through 1959.

Like much of the large tract housing developmeratt thccurred after World War 1l,

residential development in Rockville’s Planning &se7 & 8 helped to relieve the
housing shortage created by this rapid populati@wth and provide starter homes for
returning Gls and their young families.

Rockcrest

Rockcrest was built in the 1940s and early 19508Hpymas O. DeBeck, President of
Rockcrest Realty Corporation, using FHA financimdt. DeBeck filed three subdivision
plats in 1940 for seven blocks of Rockcrest, lodateuth of First Street. The
development reflected the traditional Cape Codestyith seven design variations, and
were similar to the earliest Levittown model. M&sickcrest homes were built on 6,000
square foot lots. The Cape Cod offered the nastatgnfort and conformity sought by
families immediately after the war. The houses foad rooms and a bath and an
unfinished attic but no basement. Accessory spidaedining rooms, pantries, garages
and front porches associated with the upper-mididies were sacrificed in this and many
other post war developments in favor of providing €ssential elements required by
modern suburban living at an affordable cost. Tt Rockcrest homes were advertised
for $4,125 to $4,575 in Washington Post ads in 1@4though Rockcrest was started
before the war, and Twinbrook was started shoftlrahe end of the war, the majority
of housing in Planning Areas 7 and 8 was builtim 1950s.

Twinbrook

Twinbrook was part of the post-war housing boom &nel county welcomed the
affordability of the new homes. At the time, thmuking market in Montgomery County
was dominated by single-family detached homesrggii the $15,000 to $20,000 range,
out of reach of most young families.

On October 18, 1946, Joseph L. Geeraert, Rolan8iramons, Wesley J. Sauter and
Donald E. Gingery purchased 202 acres of farmlamah fLillian Small for $94,000. The
land was bounded by First Street on the west, \dits Road on the north, Halpine

*u.s. Dept of Commerce, Bureau of tGensus
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Road and Twinbrook Parkway on the east and the B&flroad tracks to the southwest.
Together, the four men incorporated “Twin-Brookgportedly named for the two
streams that bisected the afesVith this transaction, the first neighborhoodattive call
Twinbrook were conceived, contributing to the emmeggrationwide trend of post-World
war |l suburban tract housing. This area now dastasubdivisions Twinbrook,
Rockcrest, Warren’s second Addition to Rockcresbckkand, Spring Lake Village,
Halpine Village and Halpine. Part of the area Imaof Veirs Mill Road, known as
Twinbrook Forest, was later included in Geeraetas.

Insert photo of developers or Geeraert from Pexxler from Geeraert’'s daughter Dede
Patterson

Twin-Brook was one of the first developments in theashington metropolitan area
authorized by the 1946 Emergency Housing Acection | included Okinawa Avenue,
St. Lo Avenue and portions of Ardennes and Coral Ae&nues, reminiscent of the war
that had just ended. It was originally plattedDiecember 1946 with 20,000 square foot
lots (some slightly larger) and was based on siigidiv without sewer or water systefhs.
The large lots were required for septic fields. w&ebecame available and the town
agreed to annex the development, however, so4es siere reduced to between 7,000
and 15,000 square feet. Section | was replatteld svitaller and more irregularly shaped
lots, allowing a larger number of houses, on Jan@8r 1947°

Graphic — insert both plats

The earliest sections of the Twinbrook communityreveeveloped before they were
annexed into the City of Rockville in 1949. Th@ID-acre annexation was the second
largest ever attempted by the town. It also inetu@roadwood Manor, Lincoln Park,
Haiti, Hungerford Towne, and other land to the h@md west of the town.

The tract was selected because it was large entoughild single-family detached
housing on a large scale and construct a sewet, plecording toDonald Gingery. The
site layout was very different from the rectangyad street and block pattern that is
illustrated in the 1803 Plan of Rockville. Rockeii early planned subdivisions of the
late 19" century, such as the West End and Rockville Hsjghbdified the traditional
grid pattern with circles and radiating streetsefwith a modification of the grid
system, these subdivisions maintained connectiitguses were built individually for a

® Twin-Brook eventually lost its hyphen and became word.

" Twinbrook: The History, a paper by Barbara KalakinGoucher College Historic Preservation Program,
1998

& Montgomery County Land Records, liber 30, folio’'58

® Montgomery County Land Records, liber 32, foli?80

19“This is Twinbrook”, by Gladys L. Cross, printed Twinbrook Life, January 27, 1955, p.9
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particular owner or as speculation and, therefoften differed in architectural style and
size within a single block.

Twinbrook represented a change from these earlmalets in terms of block and lot
configuration, construction techniques, and appearaf the dwelling units produced.
Twinbrook developers abandoned the rectangular gaiiern. Rather, its blocks are
irregularly shaped and generally respect the ltmabgraphy by following the contours
of the land and streams. Most streets do not airtheectly to the cross-county arterials,
Veirs Mill Road and Rockville Pike. The local see streets that run parallel to Veirs
Mill Road and the internally-focused street systenther, and deliberately, insulate the
neighborhood from through traffic. This street pait was innovative and, though
criticized by some at the time (including the GCstyPlanning Advisory Commission),
became a widely used defensive method for neididmat preservation and traffic
calming* Today, the winding roads of Twinbrook are a defincharacter element of
the community.

As with Levittown, the Twinbrook developers’ goaasvto address the huge demand for
affordable suburban single-family housing followigprld War 1l. The first houses sold
for $9,250 to $11,500 with a $50 down payment. nbrbok introduced Rockville to the
“tract” streetscape on a large scale and houses limited to a few general styfés
They were compact and rectangular, one and onestaly frame structures with no
basements and unfinished attics that could prosaididitional space for the owners as
family size and incomes increased. Initially, thraodels were available; a traditional
Cape Cod and two versions of a more contemporgty iith either a front or side-gable
roof.* The latter models were asymmetrical with an integ fenestration, side entry,
and minimal detailing. Site orientation, colorextures and materials were varied to
further differentiate the mass-produced houses.ke Lievittown, the houses were
constructed rapidly and employed the cost-savinprigues inspired by Frank Lloyd
Wright's Usonian modular houses of the 1930s that wut into wide practice by
William Levitt and evolved after World War 1l. UkEe Levittown, the structural
elements of the Twinbrook houses were not pre-¢abed.

The first residents moved into Twin-Brook in lat@48. The houses were annexed to the
City shortly thereafter. More than 300 houses weudt by 1952 when Twinbrook
Elementary School opened with eight rooms. Twehae classrooms were added a
year later, more than doubling student capacity30. The Board of Education opened
four elementary schools on the east side of RoekWetween 1950 and 1956 in the
attempt to keep up with the baby boomers.

" Memorandum from Rockville Planning Director to Maynd Council, March 26, 1956 cited in
MHT:26/25, states that “the subdivision as presgmieuld be unacceptable” as it had “an excessive
number of streets resulting in a confused trafficutation”

12 5ee Appendix x for Twinbrook house styles

13 Twinbrook Section | Survey District, Maryland Hisical Trust form 26:25

B-89



Attachment B
City of Rockville Twinbrook Neighborhood Plan

Mayor and Council Recommended Draft — April 2009

Twin-Brook was conceived as a complete communitth viamily-oriented amenities.
Schools, churches, shopping centers and recrebtamilities were built into the concept.
Twin-Brook Mart started with a grocery store, dsigre, other retail establishments and
post office branch on the south side of Veirs NRitlad in 1956. The Twinbrook Library
moved to its location in the shopping center ind8bthe basement of the People’s Drug
Store. Another shopping center was built on thehnside in 1958 and was originally
called “Gateway to Rockville”, capitalizing on tihapidly increasing prominence of the
east side of town. Its opening celebration wasnaliéd by local residents, government
officieals and even future United States vice plesi, Hubert Humphrey. A new
Twinbrook Library, designed by the architecturahfiof Keyes, Lethbridge & Condon,
opened on land adjacent to this shopping cent&®Tie-. |

The young families who moved to Twinbrook had much common and were
exceptionally civic-minded. They quickly formedweclubs, organized community
events, and, in the fall of 1949, created the Twoonk Citizens’ Association (TCA). The
TCA published a directory of residents and a nettesi@and helped create a distinct sense
of community.

Twinbrook residents expected the services and adore programs in their new
community that many of them had enjoyed in the mwb&an environments they had left
behind. In addition, the phenomenon of a homogesi@opulation being created almost
instantly, with many common needs and in a novelasion of home ownership for the
first time, seems to have increased the intensftycanmunity cohesiveness. The
escalated demand for services by the rapidly grgwiopulation, created mostly by the
new subdivisions emerging on the east side, caBghbkville unprepared. The “instant
community” existed in a political vacuum, surroudd®y the older Rockville community
that was not prepared to include them. The Mayar @ouncil encountered increasing
pressure to resolve a variety of infrastructurebfmms, especially traffic, parking, water
and sewer issues. Rockville’s informal style ofaitown government, comprised of
volunteer businessmen who were generally untrainegublic administration, proved
inadequate in dealing with the problems of a gragmammunity.

In response, a group of Twinbrook neighbors orgahi€itizens for Good Government
(CGG), a non-partisan political group. Dissatisfigith government response to urgent
municipal issues, they focused on dealing with j@ois such as the lack of street lights
and recreation programs and the piecemeal watesewdr system. Citizens for Good
Government selected a winning slate to run for Magod Council in 1954, with
Twinbrook resident, Dickran Hovsepian elected ayona The platform emphasized
open, progressive government, formulation of thig’€first master plan to guide orderly
development, added park and recreational facilifpeemises to improve transportation
and parking, more efficient city operations andegiew of financial practices. These
issues had been identified by a University of Mamng study in 1950 but had not been
implemented.
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Dickran Hovsepian served as Mayor from 1954-19%8s wife, Viola, was the first
woman Mayor of Rockville (1984-85) after servingrde terms as a City Council
member. The Hovsepians, like many of their nevgimbors, moved to Twinbrook after
renting in D.C. He was a government worker, aniikily the couple thought Rockville
was too distant for commuting, but they saw an adtlie new houses at an attractive
price and low down payment. Their first house wasanch style on the corner of
Ardennes and Veirs Mill Road which they purchased$50. They moved to a split-
level house on Tweed Court in Twinbrook in 1959.

Rockville was named an All-America City in 1954 the National Municipal League
and Look Magazine, an honor that was awarded alyndal only a handful of
municipalities. Two hundred-fifty cities competéor the award in 1954 and were
judged on the quality and scope of the actionsntdieits citizens for the betterment of
the community. Rockville earned the award basedsoanergetic and purposeful citizen
effort*.  Twinbrook residents played a major role in teiort; their participation
brought inadequacies to light and identified solsi.

The Twinbrook houses fulfiled the demand for affaible suburban single-family
housing following World War Il. The modern constfion methods, some developed
during the war effort and emulated throughout tbantry as most often illustrated by
Levittown, produced a great volume of houses ireduced time frame and differed
significantly from the development pattern of ormeibe at a time on a rigid block pattern
that was typical prior to the war.

After completion of the original subdivision, thew@&lopers continued construction to the
north and west. Twin-Brook, Inc. was dissolvedl850 and the interests of Sauter and
Simmons were sold to Geeraert and Gingery. Therlabntinued to buy land and build
in the area. Development of Geeraert’'s AdditiorBtoadwood Manor north of Veirs
Mill Road was started in 1951 and Twinbrook Foredibwed in 1952 on the Meadow
Hall property. Here Geeraert added split levetsals colonials and ranch style houses.
Halpine Village was built 1955-56. Twinbrook Faresndominiums was built around
the old Meadow Hall mansion in 1964 after the mamsvas razed.

Joseph Geeraert was responsible for the desigr@mtruction of almost 3,000 houses
in the Washington, D.C. metropolitan area. He sasoneer of mass-produced suburban
housing and was a founder of the Suburban MarylBodding Association and a
Director of the National Association of Home Builde His partner, Donald Gingery,
who was involved in the later development of Hufger Towne and Twinbrook Forest
with Geeraert, was a commissioner with Marylandiddetl Capital Park and Planning
Commission from 1949-1965.

1 Twinbrook Life, “Rockville Wins”, 1954
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Twinbrook is a collection of contiguous subdivissopnmany built by the original
Twinbrook developers, some by others. It represbrdad national trends in subdivision
design such as the internalized street networlcodimgement of through traffic, and
integrated community facilities. It is represenatof post-war tract housing, featuring a
limited number of house models, built quickly andthwgoal of supplying small,
affordable and expandable homes for young famili@hese families, starting out in
much the same circumstances, quickly dominateaéesuburban community spirit.

Today, post-war suburban housing across the coshtwws the changes that come with
time. Some of these mid-2@entury houses have been torn down, dramatickéyea or
liberally expanded to accommodate changing taseganding families, and shifting
property values. At the very least, exterior clagdand windows have been replaced
with more modern materials in many houses. Neighbois that started out
demographically homogeneous are now widely hetereges. Twinbrook Planning
Areas 7 & 8 are no exception to the common chatiggshave affected post-war suburbs
throughout the country.

The magnitude of residential development that aecliduring the decades that followed
the war was unprecedented, fueled by repressedrmkemmeass production and
construction technology advances and the suppdheofederal government by providing
guaranteed financing. Because so many were karie numbers of these resources still
exist; yet increasing numbers of them have beendown or altered beyond recognition
in recent years. Nationally, there has been ldttention paid to post-war buildings as
historic resources until recently.

In the past, historic preservation concentratetherage of a resource, and on what was
rare, unique or distinctive or represented a higltesesthetic, quality materials or
craftmanship. Post-war resources are more difftoyudge because of their volume and
the fact that post-war suburban residential devekgs, like Twinbrook, are
characterized by their uniformity. Houses werdtlwith the expectation that they would
be expanded and altered as families and incomes dfany social, historic themes are
illustrated by post-war, automobile-oriented, staur tract housing, but evaluating them
as individual resources, especially when theirigectural integrity was not usually
highly valued even when they were built, makestéis& of evaluating them for historic
significance even more difficult.

Historic Preservation in Rockville
Designated Properties
Local Designation:

Any building that meets one or more of the Cityerzia for architectural, cultural,
historical or archaeological significance is poight eligible for historic designation. At
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this time, Twinbrook Planning Areas 7 and 8 contaity one locally designated historic
district, Rockville Cemetery.

Properties must meet certain criteria to be eleyfbl historic designation (see
www.rockvillemd.gov/historyfor more information). Historic districts may beiagle

site or may contain multiple contiguous sites. eRtally eligible properties are reviewed
by Historic District Commission (HDC) staff and mlag evaluated and recommended
for designation by the HDC to the Mayor and Coungihis review is initiated if a
demolition application for a potentially eligiblegperty is submitted to the City. A site
also may be nominated for designation by the ownanother party.

Exterior alterations to designated properties evéewed by the HDC to insure that they
are appropriate and compatible with the historstrdit. Ordinary maintenance, such as
painting or repairs using the same materials astydeare not reviewed by the HDC;
nor is any interior work. County and state taxddeare available to owners of
designated properties to offset the costs of dbgibhabilitation work. Federal tax
credits are also available to owners of designeteaime-producing property.

National Register of Historic Places:

Unlike locally designated properties, alteratiomgtoperties listed on the National
Register of Historic Places are not reviewed unéaste or federal funding or permitting
are involved in a project that may adversely afthetlisted property. Some properties in
Rockville are both locally designated and listedtwa National Register; a few are only
on the National Register and not locally designat@dly one property in Planning Areas
7 and 8 is currently on the National Register. Thtg-owned Glenview Mansion and
Civic Center was listed in 2007. National Regigteaperties are also eligible for some
tax credits.

For sections of Twinbrook to be considered for bladi Register district status, the area
must retain integrity as a whole, meaning a sigaift majority of the components that
make up the district’s historic character must pessntegrity. A property that has lost
some historic materials or details can be eligibileretains the majority of the features
that illustrate its style in terms of the massisygtial relationships, proportion,
fenestration, texture of materials, and ornamemtatiA property is not eligible, however,
if it retains some basic features conveying masuidas lost the majority of the
features that once characterized its style. Ihik®ric exterior building material is
covered by non-historic material (such as modetdimg), the property may still be
eligible if its significant form, features and diéiteg are not obscured. In addition, the
relationships among the district’s components rbessubstantially unchanged since the
period of significance.

Twinbrook would need to be surveyed to determinpoitions of it are eligible for the

National Register. The City has developed typ@sdor the majority of houses in
Twinbrook (Appendix x). For each type, the critioahssing, spatial relationships,
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proportion, pattern of windows and doors, texturenaterials and ornamentation needed
to convey the historic building type would need®&determined. Survey information on
each house must compare the threshold for eadagginst the existing condition of
each house that represents the style. This infeomabuld be used to determine if a
property has sufficient historic integrity or nddecause the Twinbrook area is so large,
this process would be time-consuming. A samplegphique methodology could be
developed that could predict the overall levelntégrity of the potential district. Any
successful nomination would require strong comnyusufpport.

Planning Areas 7 and 8: Locally Designated

Rockville Cemetery (designated in 2002), locatext ebAvery Road at Baltimore Road,
has been an active burial site since 1738. Theeptp has been owned and managed by
the Rockville Cemetery Association since 1880. @tiginal two-acre site retains its"19
century character even though the grounds havedidarged and modernized over time.
The cemetery is also significant as a modern laaquksc

Planning Areas 7 and 8: National Register of Histdc Places

Glenview/Civic Center (listed on the National Regisn 2007), located between
Baltimore Road (MD Rt. 28) and Avery Road, inclutles 1926 Neo-classical Revival
house that envelopes an 1838 structure, a “dol#fousttage, and 65 acres of landscaped
grounds. Non-contributing elements include th&8¢ott Fitzgerald Theatre, tennis

courts, nature center, three maintenance facilitidlngs and parking areas. The farm
once included 508 acres.

Potential Historic Resources

Other properties throughout the City gwetentially eligible for historic designation,
meaning that they would be further evaluated farhiéectural, historic, cultural or
archeological significance if they became the sttbgé a demolition application. This
process allows architectural and genealogical decation to be completed and ensures
that significant properties are not lost to denmiitor neglect. In addition, owners of
these properties may choose to nominate them fgation so that they may enjoy the
many benefits of owning a designated property, udiclyg tax credits for eligible
rehabilitation work. It is City policy to encouragproperty owners to nominate their
houses rather than have the City initiate histdasignation for a potentially significant
property unless it is threatened with demolition.
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